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1 INTRODUCTION
Introduction 
1.1 This Environmental Statement (ES) has been prepared for St Edward Homes Limited (the ‘Applicant’), in 

accordance with the statutory procedures set out in The Town and Country Planning (Environmental 

Impact Assessment) Regulations 20171 (the ‘EIA Regulations'). 

1.2 The ES relates to the intended residential-led, mixed-use redevelopment (‘the proposed development’) 

of the Osterley Tesco site, Syon Lane, Isleworth, TW7 5NZ (the ‘site'). This ES accompanies an application 

made by the Applicant for outline planning permission for the proposed development on the site (the 

‘application') to the London Borough of Hounslow (LBH). 

1.3 The Applicant recognises that the proposed development falls within Schedule 2, Category 10b of the 

EIA Regulations as an 'urban development project' which, owing to its nature, scale and location, has 

the potential to give rise to significant effects on the environment. The Applicant has therefore 

commissioned an environmental impact assessment (EIA) for the proposed development, the findings of 

which are presented within this ES. The EIA and ES has been scoped through a formal EIA Scoping 

process as discussed in Chapter 2: EIA Process and Methodology in this Volume. 

1.4 The ES comprises the following:  

• Non-Technical Summary (NTS); 

• Volume 1: Main Environmental Statement (this document);  

• Volume 2: Townscape, Visual and Built Heritage Assessment; and 

• Volume 3: Technical Appendices. 

1.5 EIA is a formal process in which the likely significant effects of certain types of development projects on 

the environment are identified, assessed and reported upon. For certain types of development, the 

process must be followed in order for such effects to be taken into account before a decision is made on 

whether planning permission should be granted.  

1.6 This ES presents the results of the EIA that has been undertaken of the proposed development. In 

accordance with the EIA Regulations, the ES reports on the potential environmental impacts and likely 

significant environmental effects of the proposed development during the demolition and construction 

stage, as well as during the subsequent completed development stage.  

1.7 The EIA has taken into account the mitigation measures that are being proposed by the Applicant, 

including those measures that have been integrated into the planning and design of the proposed 

development to prevent and, where prevention is not possible, to reduce and/or mitigate likely significant 

adverse effects. It then evaluates the significance of the residual effects. 

1.8 Further information on how the scope of the EIA was defined is provided in Chapter 2: EIA Process and 

Methodology.  

1.9 The EIA has been carried out by Ramboll UK Limited (‘Ramboll’) and a number of technical specialists. 

The EIA team, in addition to the Applicant’s wider design and planning team, are presented in Table 1.1, 

along with their respective disciplines.  

1.10 The LBH is the 'relevant planning authority' for the purposes of the EIA Regulations and will determine 

the application taking into account the likely significant environmental effects of the proposed 

development as determined through the EIA process.  

 
1 Secretary of State, 2017. The Town and Country Planning (Environmental Impact Assessment) Regulations 2017. London, HMSO. 

1.11 This chapter provides a general description of the site, the relevant planning context, the application 

details, as well as the content and structure of the ES. More detailed information on the site is provided 

in the technical assessments of this Volume, as well as ES Volume 2.  

1.12 This chapter is accompanied by the following technical appendices within ES Volume 3: 

• Appendix 1.1: IEMA Quality Mark Checklist; and 

• Appendix 1.2: Regulation 18(5)(b) Statement. 

Development Context 
Site Location and Context 
1.13 The site is located north of the A4 Great West Road at the corner of Syon Lane (B545) and Grant Way in 

Isleworth, TW7 5NZ (at OS grid reference TQ 1604277649), as shown in Figure 1.1.  

 

Figure 1.1: Site Location  
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1.14 Geographically, the site is located in West London, approximately: 

• 150 m north of Great West Road (A4) and 900 m south of the M4; 

• 1.4 km north-east of Osterley London Underground Station (serviced by the Piccadilly Line) and 600 

m south-west of the River Brent; and 

• 700 m south-east of National Trust Osterley Park and House and 450 m north-west of the Syon Lane 

Railway Station (serviced by South Western Railway (London Overground services). 

1.15 As shown in Figure 1.2, the site’s surrounding context is of a mixed nature with: 

• industrial and business uses to the north; 

• industrial, business, commercial and health uses to the east; 

• residential, education and place of worship uses to the south; and 

• residential, education and open space uses to the west. 

 

Figure 1.2: Existing Surrounding Land Uses  

Site Description  
1.16 The site boundaries are defined to the: 

• north-west by MacFarlane Lane, beyond which is Goals Gillette Corner Sportfields (including Goals 

Gillette Corner Football Academy football pitches and Sky’s football area), the site of the proposed 

Bolder Academy and Wyke Green Golf Course; 

• north-east by the Sky Isleworth Campus comprising 11 large scale headquarter, studio and playout 

centre buildings;  

• east by Grant Way, beyond which are a small area of amenity space, the Sky Isleworth Campus and 

the West Cross Industrial Estate, including the Gillette Building;  

• south by Syon Lane (B454), beyond which are two storey semi-detached houses (nearest 

approximately 20 m south) and a two storey apartment block; and  

• west by MacFarlane Lane, beyond which are two storey semi-detached houses (nearest 

approximately 25 m west).  

1.17 The site redline boundary is shown in Figure 1.3. The redline boundary forms an irregular shaped parcel 

of land and covers an area of 5.45 hectares (ha).  

 

Figure 1.3: Site Redline Boundary  

1.18 The site lies at an elevation of between approximately 23.1 m and 24.8 m Above Ordnance Datum (m 

AOD) and is generally level. 

1.19 The site comprises an operational Tesco Extra store, hand car wash, petrol filling station (PFS), service 

yard, surface car park, and areas of open space and vegetation (shrubs and trees) fragmented 

throughout the car park and along the northern, eastern, southern and western site boundaries. 

1.20 The Tesco store (9,000 m2) is located in the north of the site and is of modern design. It comprises a 

squared shaped, low-rise brick framed building with plastic and metal clad façade and a flat roof. Under 

normal conditions, there are 290 people employed on-site. 

1.21 The PFS and service yard (609 m2) is located in the south-east of the site and comprises a square shaped 

canopy, with a small red and cream brick building, and a car wash adjacent to the east. 
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1.22 External hardstanding areas comprise a surfaced car park in the west, south and south-east of the site 

with 625 spaces and a servicing/deliveries area in the east.  

1.23 The north of the site comprises a park (‘Water Gardens’) with amenity grassland, shrubs, trees and a 

pedestrian path which connects Grant Way with MacFarlane Lane. To the west of McFarlane Lane the site 

comprises a further area of fenced open space comprising areas of hard standing, bare ground, ruderal 

vegetation and scattered trees.  

1.24 There are no existing basements on the site. 

1.25 The site access from Syon Lane (B454) is formed by a three-arm roundabout junction, leading to an 

internal road, allowing for movement within the site and access to the on-site PFS. 

1.26 Representative photographs of the site are shown in Figure 1.4. 

Environmental Considerations 
1.27 This section summaries the key existing environmental considerations of the site and study area of the 

EIA. 

Geology and Water Resources 

1.28 The underlying geology of the area of the site is Taplow Terrace Gravel overlain by brickearth. 

1.29 Ground water beneath the site comprises a Principal Aquifer. The site is not located within a source 

protection zone (SPZ). 

1.30 There are no surface water features on the site. The closest substantial surface water body to the site is 

the River Brent approximately 600 m to the north-east at its closest point. 

1.31 The site is located entirely within Flood Zone 1 (Low Probability) which represents land where the 

Environment Agency (EA) considers the annual probability of flooding from rivers or the sea is less than 

1 in 1,000 (0.1 %). EA mapping2 of potential surface water flood risk provides an indication of areas 

potential at risk of ponding of surface water should intense rainfall exceed the capacity of the natural or 

urban drainage system. There are areas around the current Tesco building which are shown to potentially 

be at risk of such flooding.  However, this is only reflective of the site’s current topography and does 

take account of any existing surface water drainage assets. As the EA modelling used to determine such 

surface water flood risk areas is undertaken at a coarse resolution and makes a number of assumptions, 

the resulting mapping is considered conservative and should not be considered suitable for use at an 

individual property level. 

Ecology and Nature Conservation 

1.32 There is one Site of Special Scientific Interest (SSSI) within 2 km of the site: Syon Park SSSI, located 

approximately 1.5 km to the south-east.  

1.33 The following local nature reserves (LNR) are located within 2 km of the site: 

• Blondin Nature area – located 1.2 km to the north-east; 

• Isleworth Ait – located 1.7 km to the south-east; and 

• Long Wood – located 1.3 km to the north-west. 

1.34 The closest Site of Importance for Nature Conservation (SINC) is Osterley Park, which is a SINC of 

‘Borough’ level importance (SBINC), located 350 m to the north-west from the site. 

 

 

 
2 UK Government, 2020. Flood Map for Planning [online]. Available at: https://flood-map-for-planning.service.gov.uk/ [Accessed on 30.06.2020]. 

  

EXISTING TESCO STORE (LOOKING NORTH-EAST) EXISTING PETROL FILLING STATION (LOOKING SOUTH-WEST) 

  

WATER GARDENS (LOOKING WEST) WATER GARDENS (LOOKING EAST) 

  

SURFACE CAR PARK (LOOKING EAST) FENCED OPEN SPACE, OFF MCFARLANE LANE (LOOKING WEST) 

Figure 1.4: Site Photographs (August 2019)3 

 

 

3 The photographs are considered to represent an accurate representation of the site as it is currently in July 2020. 

https://flood-map-for-planning.service.gov.uk/
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1.35 Ecological surveys of the site were undertaken in August 2019. These surveys confirm that the site 

consists of the following habitats: 

• hardstanding; 

• dense scrub; 

• scattered shrub; 

• tall ruderal; 

• amenity grassland; 

• trees; 

• introduced shrub; 

• bare ground; and 

• buildings. 

1.36 The surveys are considered to remain valid and representative of site conditions. The majority of habitats 

are considered to be no more than ‘Site Level’ importance, with the site being classified as of ‘Site Level’ 

importance for invertebrates, birds and bats. 

Arboriculture 

1.37 Arboricultural surveys undertaken in August 2019 confirms that the principal arboricultural features 

within the site are formed by trees within the Water Gardens, the linear group of the trees located along 

the south boundary with Syon Lane and the Silver Maple and English Oak located along the south and 

west boundary respectively. 

1.38 A total of 177 trees and 13 groups have been surveyed on- and off-site. This includes six trees assigned 

an amenity value/quality rating of high (Category A); 36 trees and groups have been assigned a rating 

of moderate (Category B) and 108 trees and groups assigned a rating of low (Category C). In total 40 

trees and groups were recorded as being in poor condition, to the extent that they cannot realistically be 

retained for the medium- to long-term (Category U).  

1.39 None of the trees are protected by Tree Preservation Orders (TPOs). 

Cultural Heritage 

1.40 The site is not located within an Archaeological Priority Area (APA) as defined by the LBH. 

1.41 The site does not contain any nationally designated (protected) heritage assets, such as scheduled 

monuments or registered parks and gardens. There are also no statutory listed buildings located within 

the site. The closest listed buildings are approximately 130 m north-west at the Gower Road Pavilion and 

Clubhouse (Grade II); 130 m south-east of the site boundary at the Gillette Building (Grade II), and 

approximately 230 m to the south-east of the site boundary at the National Westminster Bank (Grade 

II). 

1.42 The north-western part of the site falls within the Osterley Park Conservation Area (CA) located 

immediately along MacFarlane Lane. In addition, the following CAs are located in proximity to the site;  

• Grand Union Canal and Boston Manor CA approximately 700 m to the north-east;  

• Isleworth Riverside CA approximately 800 m south-east;  

• Spring Grove CA, approximately 500 m south-west; 

• Osterley Park CA, approximately 700 m to the north-west; and 

• Syon Park, approximately 900 m to the south.  

 

 
4   London Borough of Hounslow, 2014. Urban Context and Character Study. London. LBH. 

1.43 The following Registered Historic Park and Garden are located in the study area: 

• Syon House Garden; 

• Osterley Park; and 

• Royal Botanic Gardens at Kew (World Heritage Site). 

Townscape and Visual 

1.44 Excluding the north-western part of the site which falls within the Osterley Park CA, there are no other 

designated or non-designated heritage assets within the site boundary. The site is not covered by any 

planning policy designations relating to townscape value. 

1.45 The surrounding environment is characterised by urban development.  Although the study area comprises 

primarily residential uses and the built form generally reflects this in scale, footprint and height, within 

the Great West Corridor (GWC) the land use is more varied, with big box/industrial, office parks side by 

side with post-war housing.  

1.46 Built form to the north, south and west of the study area is not particularly tall. Taller buildings and 

structures are concentrated to the east along the M4 and A4 corridors; many have been designed to be 

visible from these important transport corridors. The imposing skyline they create contributes to the 

existing character of the area. Some of the area’s tall buildings and local landmarks date back to the 

early development of the GWC, such as the former Gillette Factory’s clock tower which is identified as a 

landmark in LBH’s Urban Context and Character Study4.  

1.47 At the Sky Isleworth Campus to the north-east of the site, buildings vary in height between 7 and 13 m; 

the associated wind turbine is the tallest element within the campus and is a local landmark. 

1.48 The West Cross Industrial Park contains a number of light industrial buildings aligned along Harlequin 

Avenue and Shield Drive. The built form in this area is varied with a range of buildings of differing ages 

and scales ranging from 1-2 storey brick built inter-war offices and warehouses to larger scale more 

modern sheds which are several storeys taller. 

1.49 Due to the relatively flat landform in the area, the site’s visibility would extend beyond the immediate 

surroundings. Glimpsed views would be possible from areas of the surrounding public open space areas. 

Linear views would also be possible from the roads orientated towards the site such as Oaklands Avenue 

and Syon Lane itself.   

Open Space 

1.50 The following five parks are located within 800 m: 

• Wyke Green; 

• Jersey Gardens; 

• Boston Manor Park; 

• Boston Manor Playing Fields; and 

• Hawthorn Hatch Playground. 

1.51 There is a good provision of open space containing a range of playspace and sports facilities of which 

Boston Manor Park is the largest. LBH designated Metropolitan Open Land is located directly north-west 

of the site where the Goals Gillette Corner Sportfields is situated.  

Transport and Accessibility 

1.52 Transport for London (TfL) calculate the Public Transport Accessibility Level (PTAL)5 for the site as 2.  

5 Transport for London, 2020. WebCAT [online]. Available at: https://tfl.gov.uk/info-for/urban-planning-and-construction/planning-with-webcat/webcat 

[Accessed on 30.06.2020]. 

https://tfl.gov.uk/info-for/urban-planning-and-construction/planning-with-webcat/webcat
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1.53 Syon Lane is a bus route, with bus service number H28 currently terminating at the site. In addition to 

servicing the site, bus service H28 serves West Middlesex University Hospital, Osterley and Hounslow, 

terminating at the Bulls Bridge Tesco store in Hayes. Additional bus services are accessible from the A4-

Great West Road (service H91) and from the A315-London Road (services 235, 237, 267, E8 and N9).  

1.54 Syon Lane Railway Station is located a walk distance of approximately 450 m from the site boundary. It 

is on the Brentford loop of the South Western Railway network. Regular services run between Syon Lane 

and London Waterloo Railway Stations, with an average journey time of 42 minutes. The fastest journey 

time from Syon Lane to London Waterloo is 32 minutes. Clapham Junction is a major railway station on 

the South Western Railway network, and it can be reached in 20 minutes from Syon Lane. Clapham 

Junction is served by London Overground, Southern and Gatwick express services. 

1.55 Osterley London Underground Station operates on the Piccadilly Line, and is located an approximate 

walking distance of 2 km from the site. Connections can be made to Osterley station from the bus service 

H91. The site would benefit from the development of the Brentford to Southall Crossrail Link, which is 

referred to in the Great West Corridor Masterplan and Capacity Study (March 2019)6. 

1.56 Signal controlled pedestrian crossings are provided on the A4-Great West Road to facilitate pedestrian 

access to the station. A pedestrian sub-way beneath the A4’s carriageway is also currently provided. In 

the vicinity of the station, additional signal-controlled pedestrian crossings are provided on Syon Lane. 

1.57 In terms of cycling, a defined off-carriageway route is provided adjacent to the A4-Great West Road. The 

facility provides a link to Osterley town centre to the west and Boston Manor Park and Chiswick to the 

east. 

1.58 Construction of Cycle Superhighway 9 started in 2019 with the route expected to be complete by 2021. 

CS9 will provide a 7 km section of cycleway between Kensington Olympia and Brentford. The new cycle 

superhighway would support journeys by cycle from the site towards Central London. 

Noise 

1.59 Due to the site’s urban location, noise sources affecting the site include road traffic, as well as train and 

aircraft movements. No notable sources of noise were observed from the adjacent strategic industrial 

land.  

Air Quality 

1.60 The whole of the borough has been declared an Air Quality Management Area (AQMA) for exceedances 

in nitrogen dioxide (NO2) levels. Existing air quality at the site are impacted from road traffic emissions 

on the main road network to the south of the site. Ground level air quality concentrations predicted by 

the London Atmospheric Emissions Inventory7 suggests exceedance of relevant air quality objectives 

close to the main road network including the Great West Road and Syon Lane (B454) although 

concentrations would be expected to decrease to within relevant objectives over the majority of the site. 

Socio-Economics 

1.61 The site is located within the Great West Corridor Opportunity Area in which the Intend to Publish London 

Plan seeks the delivery of 7,500 new homes and 14,000 new jobs. LBH’s emerging Great West Corridor 

 
6 London Borough of Hounslow, 2019. Great West Corridor Masterplan and Capacity Study. Available at: 

https://www.hounslow.gov.uk/info/20034/planning_policy/1097/urban_context_and_character_study 
7 Greater London Authority, 2020. London Datastore: Air Quality Data [online]. Available at: https://data.london.gov.uk/air-quality/ [Accessed on 

30.06.2020]. 
8 London Borough of Hounslow, 2019. Great West Corridor Local Plan Review and the Draft Site Allocations document [online]. Available at: 

https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews/3 [Accessed on 30.06.2020]. 
9 Ministry of Housing, Communities & Local Government, 2019. Indices of Deprivation 2019 [online]. Available at:  

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2019 
10Department for Communities & Local Government (now Ministry of Housing, Communities & Local Government), 2015. Indices of Deprivation 2015 

[online]. Available at: https://www.gov.uk/government/statistics/english-indices-of-deprivation-2015 

Local Plan Review8 identifies this site for residential-led mixed-use, to include a focal area containing 

retail frontage and public space.  

1.62 The LBH is the 19th most deprived borough in London, and the 95th most deprived local authority in 

England according to the 2019 index of multiple deprivation (IMD)9. This represents an improvement 

since the 2015 IMD10 when it was the 17th most deprived borough and the 86th most deprived local 

authority in England. This is also an improvement compared to the 2010 IMD11 as Hounslow was ranked 

as the 18th most deprived authority in London and the 92nd most deprived in England. 

1.63 Figure 1.5 presents key publicly available environmental considerations in spatial terms. 

Planning Context 
Planning Policy Context 
1.64 It is necessary to consider the proposed development against relevant policies and guidance at national, 

regional and local levels.  

National Policy and Guidance 

National Planning Policy Framework, 2019 

1.65 At the national level, planning policy is contained within the National Planning Policy Framework (NPPF)12. 

1.66 The NPPF was first published on 27 March 2012 and was updated on 24 July 2018. Further minor revisions 

were made in February 2019 and June 2019. It sets out the Government's planning policies for England. 

The NPPF provides within a single document the greater part of national planning policy advice and 

articulates the Government's vision for delivering sustainable development. The NPPF is a material 

planning consideration. 

Planning Practice Guidance 

1.67 The national Planning Practice Guidance (PPG)13 is an online resource that provides more detailed, 

continuously updated information in support of the NPPF. The PPG aims to make planning guidance more 

accessible, and to ensure that guidance is kept up-to-date. Of note is the EIA guidance presented in the 

PPG. 

Regional and Local Policy and Guidance 

1.68 The relevant statutory development plan for the site comprises the: 

• London Plan (2016, including January 2017 typesetting correction)14;  

• Intend to Publish London Plan15; and 

• Hounslow Local Plan 2015 to 2030 Volume One16. 

11 Department for Communities & Local Government (now Ministry of Housing, Communities & Local Government), 2010. Indices of Deprivation 2010 

[online]. Available at: https://www.gov.uk/government/statistics/english-indices-of-deprivation-2010 
12 Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. London. HMSO. 
13 Ministry of Housing, Communities and Local Government, 2019. Planning Practice Guidance [online]. Available from: 

https://www.gov.uk/government/collections/planning-practice-guidance  
14 Greater London Authority, 2016 (Updated 2017). The London Plan: The Spatial Development Strategy for London Consolidation with Alterations since 

2011. London. GLA. 
15 Greater London Authority, 2019. Draft New London Plan (Mayor’s Intending to Publish version). London. GLA. 

16 London Borough of Hounslow, 2015. Local Plan 2015 – 2030. Volume One. London. LBH. 

https://data.london.gov.uk/air-quality/
https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews/3
https://www.gov.uk/government/statistics/english-indices-of-deprivation-2015
https://www.gov.uk/government/statistics/english-indices-of-deprivation-2010
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Figure 1.5: Site Environmental Considerations
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London Plan, 2016 

1.69 The adopted London Plan provides the overall strategic plan for London, setting out an integrated 

economic, environmental, transport and social framework for the development of London over a 20–25 

year period. Intend to Publish London Plan, 2019 

1.70 A draft New London Plan was published for consultation in December 2017. The draft Plan underwent 

Examination in Public (EiP) in January to May 2019. An updated version was published in August 2019 

where after ‘The Intend to Publish London Plan’17 was submitted to the Secretary of State in December 

2019. In March 2020, the Secretary of State issued a response to the Mayor of London which is now 

being considered. The Mayor of London is taking the statutory steps to finalise the draft London Plan 

which is expected in late 2020.  

1.71 The site is within the Great West Corridor Opportunity Area in which the Intend to Publish London Plan 

seeks the delivery of 7,500 new homes and 14,000 new jobs.    

Supplementary Regional Planning Guidance 

1.72 The following regional supplementary planning guidance (SPG) and strategies are relevant to the 

proposed development: 

• London Environment Strategy18; 

• The Mayor’s Transport Strategy (March 2018)19; 

• Culture and Night-Time Economy SPG (November 2017)20; 

• Social Infrastructure SPG (2015)21; 

• Accessible London: Achieving an Inclusive Environment SPG (2014)22; 

• The Control of Dust and Emissions During Construction and Demolition SPG (2014)23; 

• Character and Context SPG (2014)24; 

• London Planning Statement SPG (2014)25; 

• Sustainable Design and Construction SPG (2014)26; 

• All London Green Grid Supplementary Planning Documents (2012)27; 

• London View Management Framework SPG (2012)28; 

• London’s World Heritage Sites (2012)29; and 

• Planning for Equality and Diversity in London (2007)30. 

Hounslow Local Plan, 2015 

1.73 The Hounslow Local Plan was adopted on 15 September 2015. Until 2030, it will form part of the planning 

framework of the LBH. 

 
17 Greater London Authority, 2019. Draft New London Plan (Mayor’s Intending to Publish version). London.  

18 Greater London Authority, 2018. London Environment Strategy. Published 31 May 2018. GLA. 
19 Greater London Authority, 2018. Mayor’s Transport Strategy, London. GLA. 

20 Greater London Authority, 2017. Culture & the Night-Time Economy, Supplementary Planning Guidance. London. GLA. 
21 Greater London Authority, 2015. Social Infrastructure, Supplementary Planning Guidance. London. GLA. 

22 Greater London Authority, 2014. Accessible London: Achieving an Inclusive Environment, Supplementary Planning Guidance. Implementation 

Framework. London. GLA. 
23 Greater London Authority, 2014. The Control of Dust and Emissions During Construction and Demolition, Supplementary Planning Guidance. London. GLA. 

24 Greater London Authority, 2014. Character and Context, Supplementary Planning Guidance. London. GLA. 
25 Greater London Authority, 2014. London Planning Statement, Supplementary Planning Guidance. Implementation Framework. London. GLA. 

26 Greater London Authority, 2014. Sustainable Design and Construction, Supplementary Planning Guidance. London. GLA. 

27 Greater London Authority, 2012. Green Infrastructure and Open Environments: The All London Green Grid, Supplementary Planning Guidance. 

Implementation Framework. London. GLA. 

Supplementary Local Planning Guidance 

1.74 The LBH’s emerging Great West Corridor Local Plan Review31 identifies the site for residential-led mixed-

use, to include a focal area containing retail frontage and public space.   

1.75 The emerging Site Allocations document identifies the site for intensification of use for a wider range of 

uses, including residential development, with two development options. One comprises the retention of 

the existing store and delivery of residential homes, and the second, where the existing store is re-

provided elsewhere, comprises a comprehensive redevelopment providing residential use with local retail 

and community uses, new public open space and enhanced access and movement across the site. 

1.76 The site is located within the Osterley Neighbourhood Area under the Localism Act 201132. 

1.77 There are also the following supplementary local planning guidance documents that are relevant to the 

determination of the application: 

• Air Quality Supplementary Planning Document (SPD)33: This SPD provides technical guidance on 

dealing with air quality and planning in the LBH; and  

• Planning obligations and Community Infrastructure Levy SPD34: This SPD gives guidance on how 

planning obligations or Section 106 (S106) agreements and the Community Infrastructure Levy (CIL) 

will work alongside each other in the LBH. 

1.78 Key policies and guidance from these documents and others have been referenced in the Planning 

Statement which accompanies the application, and in technical assessment chapters where relevant. 

Planning History 
1.79 A review of online historical sources35 indicates that the site was developed for the MacFarlane Lang and 

Co Ltd. United Biscuit Factory in 1931. The factory closed in 1980. There is no documented history as to 

what occurred at the site between 1980 and 1993. It is understood that the park in the north of the site, 

Water Gardens, was developed in the 1980s.  

1.80 A desk-based study of LBH’s planning portal36 confirms that the site has a limited planning history, with 

the development of the existing Tesco store and petrol filling station consented in the early 1990’s 

(01106/B/P82). Applications since then have related solely to the operational requirements of the 

existing use (advertisements, small extensions, jet wash, canopies, kiosks, etc).  

Application Details 
1.81 The description of the proposed development as stated on the application form is: 

“Outline planning application with all matters reserved except access for the demolition of existing 

building and car park and erection of buildings to provide residential homes, plus flexible non-residential 

space comprising commercial, business and service space, and/or learning and non-residential institution 

28 Greater London Authority, 2012. London View Management Framework, Supplementary Planning Guidance. GLA. 

29 Greater London Authority, 2012. London’s World Heritage Sites: Guidance on Settings, Supplementary Planning Guidance. Implementation 

Framework. GLA. 
30 Greater London Authority, 2007. Planning for Equality and Diversity in London, Supplementary Planning Guidance to the London Plan. GLA. 

31 London Borough of Hounslow, 2017. Great West Corridor Locals Plan Review. London. 
32 Secretary of State, 2011. Localism Act 2011. London, HMSO. 

33 London Borough of Hounslow , 2008. Air Quality, Supplementary Planning Document to Hounslow Local Development Framework. London. 

34 London Borough of Hounslow , 2015. Planning Obligations and CIL SPD. Planning Obligations and CIL SPD. London. 
35 Old Maps, 2020. Map Search [online]. Available at: https://www.old-maps.co.uk/#/ 

36 London Borough of Hounslow, 2020. Planning Search [online]. Available at: http://planning.hounslow.gov.uk/planning_search.aspx [Accessed 

30.06.2020]. 

http://planning.hounslow.gov.uk/planning_search.aspx
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space, and/or local community space, and/or public house/drinking establishment, and/or a mobility hub, 

along with associated access, bus turning, car and cycle parking, and landscaping arrangements.”  

Applicant 
1.82 The Application is submitted on behalf of the following entity: 

St Edwards Homes Limited 

Chelsea Bridge Wharf 

380 Queenstown Road 

London 

SW11 8PE 

Project Team 
1.83 The Applicant has appointed a design team to assist in the development of the application and has 

concurrently appointed an EIA team to undertake the EIA and prepare the ES in accordance with 

Regulation 18(5)(a) of the EIA Regulations. The team members and their respective roles are presented 

in Table 1.1. 

Table 1.1: Design and EIA Team 

Company Role 

JTP Architect  

WSP Planning Consultant 

Waterman Structures Limited Ground Conditions, Structural and Drainage Engineer 

Buro Happold Mechanical Engineer 

Waterman Infrastructure and Environment Geotechnical/Contamination and Drainage Consultant 

Murdoch Wickham Landscape Architect 

RHDHV EIA Technical Specialist: Transport and Accessibility 

Point2 EIA Technical Specialist: Daylight, Sunlight, Overshadowing; 

and Internal Daylight Studies  

KM Heritage EIA Technical Specialist: Built Heritage 

Museum of London Archaeology (MOLA) EIA Technical Specialist: Archaeology  

AVR London EIA Technical Specialist: Visualisations 

Rowan Williams Davies and Irwin Inc. 

(RWDI) 

EIA Technical Specialist: Wind Microclimate 

ARC EIA Technical Specialist: Townscape and Visual 

Hodkinson Sustainability Consultant 

Ramboll EIA Project Manager  

Author of ES Volume 1 Chapters 1-5, 12-13  

Author of Non-Technical Summary 

EIA Technical Specialist: Air Quality 

EIA Technical Specialist: Noise and Vibration 

EIA Technical Specialist: Ecology 

EIA Technical Specialist: Flood Risk 

Environmental Statement  
Environmental Statement Structure 
1.84 The ES comprises the following documents: 

• Non-Technical Summary (NTS); 

• Volume 1: Main Environmental Statement, comprising the following chapters: 

− Table of Contents  

− Chapter 1: Introduction  

− Chapter 2: EIA Process and Methodology  

− Chapter 3: Alternatives and Design Evolution 

− Chapter 4: Proposed Development Description 

− Chapter 5: Demolition and Construction Environmental Management  

− Chapter 6: Socio-Economics  

− Chapter 7: Transport and Accessibility 

− Chapter 8: Air Quality  

− Chapter 9: Noise and Vibration  

− Chapter 10: Wind Microclimate 

− Chapter 11: Daylight, Sunlight and Overshadowing 

− Chapter 12: Cumulative Effects  

− Chapter 13: Summary of Residual Effects  

− Glossary of Terms and Abbreviations 

• Volume 2: Townscape, Visual and Built Heritage Assessment 

− Chapter 1: Townscape and Visual  

− Chapter 2: Built Heritage  

• Volume 3: Technical Appendices 

− Appendix 1.1: IEMA Quality Mark Checklist 

− Appendix 1.2: Regulation 18(5)(b) Statement 

− Appendix 2.1: EIA Scoping Report 

− Appendix 2.2: EIA Scoping Opinion 

− Appendix 2.3: EIA Scoping Opinion Response 

− Appendix 2.4: EIA Scoping Update 

− Appendix 2.5: Geo-Environmental Assessment 

− Appendix 2.6: Ecological Impact Assessment  

− Appendix 2.7: Flood Risk Assessment  

− Appendix 2.8: Historic Environment Assessment 

− Appendix 7.1: Transport Assessment 

− Appendix 7.2: Scenario 3 Assessment 

− Appendix 8.1: Consultation with Environmental Health Officer 

− Appendix 8.2: Air Quality Technical Appendix 

− Appendix 8.3: Ramboll Monitoring Study 

− Appendix 8.4: Modelling Methodology and Results including Scenario 3 Assessment 

− Appendix 9.1: Legislation and Policy 
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− Appendix 9.2: Consultation with Environmental Health Officer 

− Appendix 9.3: Baseline Noise Survey 

− Appendix 9.4: Noise Contours 

− Appendix 9.5: Construction Noise Calculations and Embedded Mitigation 

− Appendix 9.6: Site Suitability Assessment 

− Appendix 9.7: Traffic Noise Calculations 

− Appendix 9.8: Scenario 3 Assessment 

− Appendix 11.1: Drawings of Baseline, Proposed Development and Cumulative Scenario 

− Appendix 11.2: Daylight and Sunlight Results for Neighbouring Properties for both Proposed 

Development and Cumulative Scenario 

− Appendix 11.3: Overshadowing Assessment 

− Appendix 11.4: Window Maps 

Environmental Statement Content  
1.85 The required content of the ES is set out in Regulation 18(3) and Schedule 4 of the EIA Regulations. 

Table 1.2 presents a summary of these requirements and indicates where in this ES the requirements 

have been met.  

Table 1.2: Information Required in an Environmental Statement (Schedule 4 of EIA Regulations) 

Required Information Chapter/Section of ES 

1 A description of the development, including in particular: 

• a description of the location of the proposed development; 

• a description of the physical characteristics of the proposed 
development, including, where relevant, requisite demolition 
works, and the land-use requirements during the construction 
and operational stages; 

• a description of the main characteristics of the operational 
phase of the proposed development (in particular any 
production process), for instance, energy demand and energy 
used, nature and quantity of the materials and natural 
resources (including water, land, soil and biodiversity) used; 

• an estimate, by type and quantity, of expected residues and 
emissions (such as water, air, soil and subsoil pollution, noise, 
vibration, light, heat, radiation and quantities and types of 
waste produced during the construction and operation stages. 

ES Chapter 1: Introduction, 

Volume 1 

ES Chapter 4: Proposed     

Development Description, 

Volume 1 

ES Chapter 5: Demolition and 

Construction Environmental 

Management, Volume 1 

ES Chapters 6-12, Volume 1 

ES Chapters 1-2, Volume 2 

2 A description of the reasonable alternatives (for example in terms 

of development design, technology, location, size and scale) 

studied by the Applicant, which are relevant to the proposed 

development and its specific characteristics, and an indication of 

the main reasons for selecting the chosen option, including a 

comparison of the environmental effects. 

ES Chapter 3: Alternatives and 

Design Evolution, Volume 1 

3 A description of the relevant aspects of the current state of the 

environment (baseline scenario) and an outline of the likely 

evolution thereof without implementation of the proposed 

development as far as natural changes from the baseline scenario 

can be assessed with reasonable effort on the basis of the 

availability of environmental information and scientific knowledge. 

ES Chapter 3: Alternatives and 

Design Evolution, Volume 1 

Table 1.2: Information Required in an Environmental Statement (Schedule 4 of EIA Regulations) 

Required Information Chapter/Section of ES 

4 A description of the factors specified in Regulation 4(2) likely to be 

significantly affected by the proposed development: population, 

human health, biodiversity (for example fauna and flora), land (for 

example land take), soil (for example organic matter, erosion, 

compaction, sealing), water (for example hydromorphological 

changes, quantity and quality), air, climate (for example 

greenhouse gas emissions, impacts relevant to adaptation), 

material assets, cultural heritage, including architectural and 

archaeological aspects, and landscape, and the interaction between 

such factors.  

ES Chapters 6-12, Volume 1     

ES Chapters 1-2, Volume 2              

ES Technical Appendices, 

Volumes 3  

5 A description of the likely significant effects of the proposed 

development on the environment resulting from, inter alia: 

a) the construction and existence of the development, 

including, where relevant, demolition works; 

b) the use of natural resources, in particular land, soil, water 

and biodiversity, considering as far as possible the 

sustainable availability of these resources; 

c) the emission of pollutants, noise, vibration, light, heat and 

radiation, the creation of nuisances, and the disposal and 

recovery of waste; 

d) the risks to human health, cultural heritage or the 

environment (for example due to accidents or disasters); 

e) the cumulation of effects with other existing and/or 

approved projects, taking into account any existing 

environmental problems relating to areas of particular 

environmental importance likely to be affected or the use of 

natural resources; 

f) the impact of the project on climate (for example the 

nature and magnitude of greenhouse gas emissions) and 

the vulnerability of the project to climate change; and 

g) the technologies and the substances used. 

The description of the likely significant effects on the factors 

specified in Regulation 4(2) should cover the direct effects and any 

indirect, secondary, cumulative, transboundary, short-term, 

medium-term and long-term, permanent and temporary, positive 

and negative effects of the development. 

The description should take into account the environmental 

protection objectives established at Union or Member State level 

which are relevant to the proposed development, including in 

particular those established under Council Directive 92/43/EEC and 

Directive 2009/147/EC. 

ES Chapters 6-12, Volume 1     

ES Chapters 1-2, Volume 2                

ES Technical Appendices, Volume 

3 

             

6 A description of the forecasting methods or evidence, used to 

identify and assess the significant effects on the environment, 

including details of difficulties (for example technical deficiencies or 

lack of knowledge) encountered compiling the required information 

and the main uncertainties involved. 

ES Chapters 6-12, Volume 1                       

ES Chapters 1-2, Volume 2  
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Table 1.2: Information Required in an Environmental Statement (Schedule 4 of EIA Regulations) 

Required Information Chapter/Section of ES 

7 A description of the measures envisaged to avoid, prevent, reduce 

or, if possible, offset any identified significant adverse effects on 

the environment and, where appropriate, of any proposed 

monitoring arrangements (for example the preparation of a post-

project analysis). 

The description should explain the extent to which significant 

adverse effects on the environment are avoided, prevented, 

reduced or offset, and should cover both the construction and 

operational stages. 

ES Chapter 5: Demolition and 

Construction Environmental 

Management, Volume 1 

Mitigation sections of ES 

Chapters 6-11, Volume 1          

ES Chapters 1-2, Volume 2      

ES Technical Appendices, Volume 

3 

 

8 A description of the expected significant adverse effects of the 

development on the environment deriving from the vulnerability of 

the development to risks of major accidents and/or disasters which 

are relevant to the project concerned. Relevant information 

available and obtained through risk assessments pursuant to EU 

legislation such as Directive 2012/18/EU(c) of the European 

Parliament and of the Council or Council Directive 

2009/71/Euratom or UK environmental assessments may be used 

for this purpose provided that the requirements of this Directive are 

met. Where appropriate, this description should include measures 

envisaged to prevent or mitigate the significant adverse effects of 

such events on the environment and details of the preparedness for 

and proposed response to such emergencies. 

ES Chapters 6-11, ES Volume 1 

ES Chapters 1-2, ES Volume 2              

ES Technical Appendices, Volume 

3 

 

9 A non-technical summary of the information provided under 

paragraphs 1 to 8. 

Non-Technical Summary 

10 A reference list detailing the sources used for the descriptions and 

assessments included in the ES. 

ES Chapters 1-12, Volume 1    

ES Chapters 1-2, Volume 2      

ES Technical Appendices, Volume 

3 

Environmental Statement Good Practice 
1.86 As with EIA, good practice in the preparation of the ES is defined in a number of sources, with more 

specific issues covered by ES review checklists. Many of these checklists are very detailed and go to 

some length. In terms of widely applicable and practical guidance, the Institute of Environmental 

Management and Assessment (IEMA) Quality Mark indicator check has been referenced in producing this 

ES as described in Technical Appendix 1.1, ES Volume 3.  

1.87 Ramboll is a Registrant on the IEMA Quality Mark. Accordingly, as part of Ramboll’s Quality Assurance 

procedures and Quality Mark Commitments, this ES and EIA has been undertaken to meet the Quality 

Mark Commitments as set out in Technical Appendix 1.1, ES Volume 3.  

1.88 As required by Regulation 18(5)(b), Technical Appendix 1.2 presents a statement from the Applicant 

outlining the relevant expertise or qualifications of the competent experts that have prepared the EIA 

and this ES. 
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2 EIA PROCESS AND METHODOLOGY 
Introduction 

 This chapter of the ES sets out the general approach to the process and to the methodology that is 

adopted when undertaking an EIA. It describes the legislative framework in which the EIA for the 

proposed development has been undertaken and identifies the key guidance that was considered. The 

scoping and consultation process that was adopted to identify the key environmental topics for inclusion 

in the EIA is outlined, as well as the overall EIA methodology adopted. 

 Whilst the overall approach and methodology is described in this chapter, further detail on how the 

methodology was tailored to each environmental topic of the EIA is presented in the relevant technical 

assessment chapters of the ES. 

 This chapter is accompanied by the following technical appendices within ES Volume 3: 

• Appendix 2.1: EIA Scoping Report; 

• Appendix 2.2: EIA Scoping Opinion; 

• Appendix 2.3: EIA Scoping Opinion Responses; 

• Appendix 2.4: EIA Scoping Update; 

• Appendix 2.5: Geo-Environmental Assessment; 

• Appendix 2.6: Ecological Impact Assessment; 

• Appendix 2.7: Flood Risk Assessment; and 

• Appendix 2.8: Historic Environment Assessment. 

Environmental Impact Assessment 
 Legislation on EIA was first implemented in the UK in 1988 following the adoption of the 1985 European 

Commission (EC) Directive (No. 85/337/EEC) on the assessment of the effects of certain public and 

private projects on the environment1. Legislation was subsequently introduced in 1999, following the 

adoption of the amended 1997 EC Directive (No. 97/11/EEC)2. In England, the 1997 EC Directive was 

transposed into law through The Town and Country Planning (Environmental Impact Assessment) 

(England and Wales) Regulations 1999 (SI 1999/293)3. These regulations were amended by The Town 

and Country Planning (Environmental Impact Assessment) (Amendment) Regulations 2006 (Statutory 

Instrument 2006/3295)4 and then The Town and Country Planning (Environmental Impact Assessment) 

(Amendment) (England) Regulations 2008 (Statutory Instrument 2008/2093)5. These were then 

superseded by The Town and Country Planning (Environmental Impact Assessment) Regulations 2011 

(Statutory Instrument 2011/1824)6, with The Town and Country Planning (EIA) (Amendment) 

Regulations, 20157 coming into force on 6 April 2015. 

 
1 The Council of the European Union (CEU), 1985. Council Directive 85/337/EEC on the assessment of the effects of certain public and private projects on 

the environment. CEU. 
2 The Council of the European Union (CEU), 1997. Council Directive 97/11/EC of 3 March 1997 amending Directive 85/337/EEC on the assessment of the 

effects of certain public and private projects on the environment. CEU. 
3 Secretary of State, 1999. The Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999. London. HMSO. 

4 Secretary of State, 2006. The Town and Country Planning (Environmental Impact Assessment) (Amendment) (Wales) Regulations 2006. London. HMSO. 

5 Secretary of State, 2008. The Town and Country Planning (Environmental Impact Assessment) (Amendment) (England) Regulations 2008. London. HMSO. 

6 Secretary of State, 2011. The Town and Country Planning (Environmental Impact Assessment) Regulations 2011. London. HMSO. 

7 Secretary of State, 2015. The Town and Country Planning (Environmental Impact Assessment) (Amendment) Regulations 2015, London, HMSO. 

8 Secretary of State, 2017. The Town and Country Planning (Environmental Impact Assessment) Regulations 2017, London, HMSO. 

9 Institute of Environmental Management and Assessment (IEMA), 2004. Guidelines for Environmental Impact Assessment. IEMA. 

10 IEMA, 2011. Special Report into the State Environmental Impact Assessment Practice in the UK. IEMA. 

 More recently, the European Parliament adopted a fully updated version of the EIA Directive 

(2014/52/EU) in 2014. This Directive was transposed into law through The Town and Country Planning 

(Environmental Impact Assessment) Regulations, 20178 on 16 May 2017, superseding all previous EIA 

Regulations in England. This ES has been prepared pursuant to The Town and Country Planning 

(Environmental Impact Assessment) Regulations 2017, which are referred to throughout this ES as the 

‘EIA Regulations’.  

 The EIA Regulations set out the statutory process and minimum requirements for EIA and the contents 

of the ES. Specifically, they prohibit the granting of planning permission for developments likely to have 

significant effects on the environment, defined in the EIA Regulations as ‘EIA development’, unless 

information on those effects is considered by the relevant planning authority in reaching its decision on 

a planning application, including in accordance with the examination requirements in the EIA Regulations. 

That information includes both the ES, which is the Applicant’s own assessment, and any other 

information provided by consultees, the public, and any other persons about the proposed development’s 

environmental effects. 

 In addition to the EIA Regulations, there is also additional guidance available on EIA and the application 

of the EIA Regulations, which has been considered in undertaking this EIA including: 

• Institute of Environmental Management and Assessment (IEMA): Guidelines for Environmental 

Impact Assessment9; 

• IEMA: Special Report into the State Environmental Impact Assessment Practice in the UK10; 

• Department for Communities and Local Government (DCLG) [now Ministry of Housing, Communities 

and Local Government]: Amended Circular on Environmental Impact Assessment (consultation 

paper)11; 

• DCLG: Environmental Impact Assessment: A guide to good practice and procedures (consultation 

paper)12; 

• National Planning Policy Framework (NPPF)13; 

• Planning Practice Guidance14; 

• Ministry of Housing, Communities and Local Government Online Resource: Guidance for 

Environmental Impact Assessment15; 

• Department for Transport: Design Manual for Roads and Bridges (DMRB) – LA series (2019) 16; 

• European Commission (EC): EIA of Projects: Guidance on Scoping17; 

• Institute of Environmental Assessment [now IEMA]: Guidelines for Environmental Assessment of 

Road Traffic18; and 

• IEMA: Shaping Quality Development19. 

11 Department for Communities and Local Government, 2006. Amended Circular on Environmental Impact Assessment: A consultation paper. DCLG. 

12 Department for Communities and Local Government, 2006. Environmental Impact Assessment: A guide to good practice and procedures – a 

consultation paper. DCLG. 
13 Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. London. HMSO.  

14 Ministry of Housing, Communities and Local Government (Live Document) Planning Practice Guidance [online]. Available: 

http://planningguidance.communities.gov.uk/ [Accessed on 30.06.2020]. 
15 Ministry of Housing, Communities and Local Government, 2014. Guidance for Environmental Impact Assessment. DCLG. 

16 Department for Transport, 2019. Design Manual for Roads and Bridges - LA series, July 2019. Department for Transport. 

17 European Commission, 2017. EIA of Projects: Guidance on Scoping, 2017. 

18 Institute for Environmental Assessment [now IEMA], 1994. Guidelines for Environmental Assessment of Road Traffic. IEA 

19 IEMA, 2015. Shaping Quality Development, November 2015. IEMA. 

http://planningguidance.communities.gov.uk/
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 Guidance of relevance to individual technical assessments have been set out in ES Chapters 6-11 of this 

Volume, as well as ES Chapters 1-2 in Volumes 2 and Technical Appendices in Volume 3. 

 In accordance with the EIA Regulations, this EIA has been undertaken based on the proposed 

development as described in ES Chapter 4: Proposed Development Description and ES Chapter 5: 

Demolition and Construction Environmental Management of this Volume. 

EIA Process 
 EIA is a process that identifies the likely significant environmental effects (both beneficial and adverse) 

of a proposed development. The process aims to prevent, reduce and mitigate any significant adverse 

environmental effects, where these are identified, and to enhance any beneficial effects. Proposed 

developments to which EIA is applied are those that are likely to have significant effects on the 

environment by virtue of factors such as their nature, size and/or location.  

 The process and outcomes of the EIA are presented in a single document known as an ‘Environmental 

Statement’ (ES). The contents of an ES are prescribed by the EIA Regulations and should be a clear and 

concise summary of the proposed development and its likely environmental effects – including direct, 

indirect and cumulative effects – on the natural, built and human environments. The ES is submitted to 

a relevant planning authority to accompany an application for planning permission. In this way, the aim 

of EIA is to protect the environment by ensuring that a local planning authority, when deciding whether 

to grant planning permission for a proposed development which is likely to have significant effects on 

the environment, does so in the full knowledge of the development's likely significant effects and takes 

this into account in the decision making process. Alongside this, an EIA's objective is also to ensure that 

the public and statutory consultees are given early and effective opportunities to participate in decision 

making procedures. 

Screening 
 Screening is the term in the EIA Regulations used to describe the process by which the need for an EIA 

is considered in respect of a proposed development. Some developments are automatically subject to 

EIA by reason of their size, nature and/or effects. These projects are known as ‘Schedule 1 developments’ 

and include mainline railways, airports, waste facilities and large power stations. The proposed 

development is not such a project. 

 The need for an EIA for all other projects is determined on the basis of the following set criteria: 

• The development is within one of the classes of development stated in Schedule 2 of the EIA 

Regulations; AND 

• EITHER it meets or exceeds the size threshold for that class of development in Schedule 2; OR a 

part of the project is in a sensitive area; AND 

• It is likely to have significant effects on the environment by virtue of factors such as its nature, size, 

or location. 

 These are known as ‘Schedule 2 developments’. Given the scale of the proposed development and the 

location of the site, it is accepted by the Applicant that the proposed development has the potential to 

have significant effects on the environment and that it falls within Schedule 2 paragraph 10(b) within 

the category of 'Urban Development Projects'. The proposed development exceeds all of the applicable 

size threshold for Urban Development Projects: 

• (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. 

 
20 Ramboll, 2019. Osterley Tesco, Syon Lane, Isleworth: Environmental Impact Assessment Scoping Report, July 2019. 

 Given the size and nature of the proposed development, an EIA has been undertaken and the results are 

reported in this ES. Accordingly, a request to LBH for formal EIA screening was not considered necessary. 

Scoping 
 Scoping is the term used in the EIA Regulations whereby an applicant can request a formal opinion from 

the relevant local planning authority on the content/scope of an ES and the extent of the information to 

be considered in the assessments. The purpose of scoping is to focus the EIA on the environmental issues 

and potential impacts which need the most thorough attention; to identify those which are unlikely to 

need detailed study; and to provide a means to discuss methods of impact assessment so as to reach 

agreement on the most appropriate. 

 An EIA Scoping Report20 was submitted to the LBH on 31 July 2019 in support of a request for a formal 

EIA Scoping Opinion pursuant to Regulation 15(1) of the EIA Regulations. The EIA Scoping Report is 

provided in Technical Appendix 2.1 (ES Volume 3), and sets out a description of the emerging proposed 

development; the potential key environmental impacts and likely effects to be considered as part of the 

EIA; as well as the proposed approach that would be adopted for the EIA including the proposed scopes 

and assessment methodologies to predict the scale of effects and to assess the significance in each case.  

 The LBH issued an EIA Scoping Opinion on 13 September 2019 (Technical Appendix 2.2, ES Volume 3). 

The EIA Scoping Opinion confirmed the scope of the EIA as proposed in the EIA Scoping Report, with no 

requests for additional technical assessment chapters to be included in the EIA.  

 A clarification letter was issued to the LBH on 18 November 2019 (Technical Appendix 2.3, ES Volume 

3) in respect of the EIA Scoping Opinion to confirm the submission deliverables and the interface with 

the EIA. This letter also confirmed an increase in the flexible retail, leisure, community (Use Class A1-

A3, B1, D1 and D2) floorspace of the proposed development and confirmed that the change would have 

no effect on the scope of the EIA as described in the EIA Scoping Report.  

 This was followed in May 2020 by email correspondence and a conference call with LBH officers (20 May 

2020) to confirm the EIA Scope for the proposed development, including outlining further minor changes 

to the proposed development (Technical Appendix 2.4 of ES Volume 3) and no effect on the scope of the 

EIA as described in the EIA Scoping Report. 

 A summary of the general EIA Scoping Opinion comments and subsequent correspondence are presented 

in Table 2.1. The EIA Scoping Opinion comments and requests (including consultation responses) 

received in respect of the individual environmental topics and technical assessments scoped in the EIA 

are summarised and considered as appropriate in each of the technical assessments of ES Volumes 1 

and ES Volume 2 and are therefore not repeated in Table 2.1. 

Table 2.1: General EIA Scoping Opinion Comments, Responses and Agreements  

Consultee Scoping Opinion Comment Responses and Agreements 

LBH 

 

 

 

 

 

 

 

 

 

In section 4 of the Report there is a 

comment made in respect of the retention 

of the Water Gardens on the Site. Please 

note that the Water Gardens is a 

requirement of a s106 obligation and 

therefore this feature shall be retained. In 

section 5.6.4 it is stated that the proposal 

is not interdependent with the nearby 

Homebase site at Syon Lane where a 

proposal for a mixed-use development 

including a large Tesco store (relocated 

from the Site) is proposed. 

It is acknowledged in the proposed 

development’s planning documents (including 

this ES) and design materials that the Water 

Gardens would be retained for the purposes of 

the proposed development. The application for 

the redevelopment of the Homebase store at 

Syon Lane is being brought forward by the 

Applicant at the same time for consideration by 

LBH. 
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Table 2.1: General EIA Scoping Opinion Comments, Responses and Agreements  

Consultee Scoping Opinion Comment Responses and Agreements 

LBH  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Although provision of each proposed 

development is possible independent of 

the scheme, the ability to obtain planning 

permission for either development would 

be in part reliant on an acceptable scheme 

being found on both sites and so it is 

considered there is a high degree of 

interdependence between the proposals. 

The ES has taken account of the proposed 

redevelopment of the Homebase site through the 

respective development’s EIA cumulative effects 

assessments. 

Both the London Plan and Hounslow Local 

Plan are subject to proposals for their 

replacement and revision. The Applicant 

should monitor the progress of the 

existing draft planning documents through 

public consultation and/ or examination 

and make reference to relevant policies 

according to their status having regard to 

paragraph 48 of the NPPF. 

The Applicant’s Planning Team has monitored the 

progress of local, regional and national policy 

accordingly. The ES has considered the most up 

to date policies at the time of writing. 

Socio-Economics/Health Impact 

Assessment  

The information to be submitted should 

also consider potential positive effects and 

outcomes on the health of the existing 

and proposed population from the 

development, and this may take the form 

of a Health Impact Assessment. 

Health has been considered within the EIA as 

part of the socio-economic, air quality, noise and 

vibration, wind and daylight, sunlight and 

overshadowing assessment. Accordingly, a 

discrete Health assessment chapter has been 

scoped out of the EIA.  

The application will be accompanied by a 

standalone Health Impact Assessment (HIA). The 

HIA will be prepared using the approach 

advocated in the Healthy Urban Development 

Unit (HUDU) Rapid Health Impact Assessment 

Toolkit. The HIA will draw on relevant 

information contained within the ES and other 

planning application documentation. 

Air Quality 

Produce a Construction Environmental 

Management Plan (CEMP) to control 

emissions from dust during the 

construction phase. 

As is standard practice, a CEMP will be prepared 

and agreed with LBH in advance of the 

commencement of development works on-site 

and therefore will not accompany the application. 

However, ES Chapter 5: Demolition and 

Construction Management of the ES provides a 

framework for the CEMP and presents embedded 

mitigation measures within the proposed 

development which would reduce the potential 

effects from dust. 

Furthermore, it is noted that the LBH planning 

application validation checklist does not require a 

CEMP to accompany an outline planning 

application. 

Table 2.1: General EIA Scoping Opinion Comments, Responses and Agreements  

Consultee Scoping Opinion Comment Responses and Agreements 

LBH Daylight, Sunlight and Overshadowing 

In respect of daylight impacts, the 

alternative target of 15 % vertical sky 

component (VSC) suggested at paragraph 

9.12 of the Scoping Report is not agreed 

given the nature of the site, which adjoins 

suburban housing. An alternative target 

VSC value of 20 % is recommended. 

The alternative target VSC value of 20 % has 

been adopted for the assessment of the 

proposed development. 

Cumulative Effects 

LBH identified four additional cumulative 

schemes for consideration in the inter-

project cumulative assessment: 

• Former Syon Gate Service Station, 

Land at South of Gillette Corner, Great 
West Road, Isleworth TW7 5NP; 

• 891 Great West Road, Isleworth 
London TW7 5PD; 

• New Horizons Court, Ryan Drive, 
Brentford, TW8 9EP; and 

• Sky, Sites 6 & 7, Grant Way, Isleworth 

TW7 5QD. 

The additional cumulative schemes have been 

considered within the inter-project cumulative 

assessments where relevant. 

 This ES is based on the EIA Scoping Report and Opinion in accordance with Regulation 18(4)(a). However, 

where a technical assessment has adopted a different approach, justification has been provided.  

 As part of the EIA Scoping process, technical consultations were undertaken with: 

• Officers at the LBH in respect of transport, noise, air quality, ecology, ground contamination, 

townscape and visual amenity; flood risk; 

• Transport for London (TfL) in respect of the Transport Assessment (TA); and 

• Environment Agency and Thames Water in respect of the Flood Risk Assessment (FRA). 

Scope of EIA 
Non-Significant Issues 

 The aim of the EIA Scoping process is to ensure that the EIA is proportionate and focussed only on the 

likely significant environmental effects of the proposed development. Accordingly, the EIA Scoping 

process identified that the proposed development is unlikely to give rise to significant environmental 

effects in respect of the following environmental topics and therefore would not need to be scoped in as 

discrete technical chapters within the ES: 

• Ground Conditions and Contamination;  

• Water Resources and Flood Risk; 

• Ecology; 

• Archaeology; 

• Climate Change; 

• Major Accidents and Disasters; 

• Aviation; 

• Human Health; 

• Solar Glare and Light Spill;  
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• Waste; and 

• Telecommunication Interference. 

 Justification for scoping these topics out of the ES as discrete technical chapters is provided in Technical 

Appendix 2.1 (Volume 3) and is therefore not repeated here.  

 Whilst not required for inclusion as discrete technical chapters within the ES, the following environmental 

technical reports were prepared to inform the design process and are included within ES Volume 3 for 

information: 

• Appendix 2.5: Geo-Environmental Assessment; 

• Appendix 2.6: Ecological Impact Assessment; 

• Appendix 2.7: Flood Risk Assessment; and 

• Appendix 2.8: Historic Environment Assessment. 

 These reports confirm that significant effects are not likely to arise in respect of ground contamination, 

ecology, archaeology and flood risk. Standard best practice, mitigation and enhancement measures 

identified during the course of preparing these reports were integrated into the development proposals 

as described in ES Chapter 4: Proposed Development Description and ES Chapter 5: Demolition and 

Construction Environmental Management.  

Potentially Significant Issues 
 The potentially significant environmental issues that were identified during the EIA Scoping process and 

that have been addressed within the EIA and within discrete technical chapters are as follows: 

• Socio-Economics (Chapter 6); 

• Transport and Accessibility (Chapter 7); 

• Air Quality (Chapter 8); 

• Noise and Vibration (Chapter 9); 

• Wind Microclimate (Chapter 10);  

• Daylight, Sunlight and Overshadowing (Chapter 11);  

• Cumulative Effects (Chapter 13);  

• Townscape and Visual (ES Volume 2, Chapter 1); and 

• Built Heritage (ES Volume, Chapter 2). 

EIA Approach 
Consideration of Alternatives 

 The EIA Regulations require that an applicant provides a summary description of reasonable alternatives 

studied and to provide a description of their specific characteristics, as well as an indication of the main 

reasons for selecting the preferred option, including a comparison of the environmental effects. The EIA 

Regulations do not define the term ‘alternative’ and EIA practice tends to consider alternative design 

proposals and to explain the process through which the proposed development has evolved. 

 ES Chapter 3: Alternatives and Design Evolution explores the objectives of the proposed development 

and describes how the development proposals have evolved in response to environmental and planning 

opportunities and constraints.  

 For the proposed development, the following alternatives have been considered: 

• The 'Do-Nothing' alternative where the existing site conditions remain unchanged; 

• Alternatives mentioned within the Great West Corridor Draft Site Allocations Document; and 

• Alternatives considered in the course of the design process (such as layouts and design) taking into 

account environmental and other relevant planning and design constraints as part of the design 

evolution.  

Baseline  
 The purpose of the EIA is to predict how environmental conditions may change as a result of a proposed 

development and to specify any investigative measures. This requires that the current environmental 

conditions and those in the future, are established. This is referred to as the ‘baseline’ and is usually 

established through a combination of desk-based research, site survey and empirical studies and 

projections. Together, these describe the existing and future character of a site and the value and 

vulnerability of key environmental resources and receptors, against which any changes or effects 

resulting from a proposed development can be identified, understood and assessed.  

 For the EIA of the proposed development, the baseline represents the existing environmental conditions 

of the site and the surrounding study area at the time of the assessments as described in ES Chapter 1: 

Introduction (of this Volume). The technical assessments in ES Chapters 6-11 (this Volume), ES Chapters 

1-2 (Volume 2) and Technical Appendices (Volume 3) provide a description of topic specific baseline 

conditions against which the proposed development has been assessed.  

 For the transport and accessibility; air quality; and noise and vibration assessments consideration has 

been given to a projected environmental condition in the future at 2035, which is the projected year of 

construction completion of the proposed development. 

 The baseline conditions have been characterised by means of desk studies, site visits, surveys and 

modelling. 

Receptors 
 Receptors that may be sensitive to potential environmental impacts as a result of the proposed 

development, can be summarised as follows, with further detail provided in respective technical 

assessments: 

• Existing users of the site and surrounding area who would be present during the demolition and 

construction works and once the proposed development is completed; 

• Future users of and visitors to the proposed development; 

• Future pedestrians in and around the proposed development; 

• Existing and future off-site residential properties, including those to the south and west and those 

within the identified future development; 

• Future on-site residential properties within the completed proposed development; 

• Existing primary and secondary schools; 

• Existing healthcare facilities – GPs; 

• Existing community facilities, including leisure centres and local community centres; 

• Existing open space and amenity space; 

• Existing townscape character areas 

• Existing visual receptors and views from publicly accessible locations such as roads, footpaths and 

open spaces 

• Existing heritage assets and their setting, including listed buildings and structures, conservation 

areas and registered parks and gardens; 

• Existing transport facilities, such as Syon Lane Railway Station, Osterley LU Station, and surrounding 

bus stops and associated users; 

• Existing and future road network; 

• Existing and future pedestrians, cyclists and road users; 
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• River Brent; 

• Ground water; 

• Underlying geology and hydrology; 

• Water supply and drainage infrastructure; 

• Trees and vegetation within and adjacent to the site; 

• Habitat and species, including those associated with the River Brent; 

• Existing and future on- and off-site residential receptors; 

• Hounslow Borough Air Quality Management Area (AQMA); 

• Existing and future on- and off-site residential receptors; 

• Demolition and construction workers; 

• Underlying geology and hydrogeology – primarily Principal and Secondary; and 

• Aquifers. 

Impact Assessment 

Basis of EIA 

 The Applicant is submitting an outline planning application. In accordance with the EIA Regulations and 

case law, the EIA has been undertaken based on the: 

• site as shown and described in Chapter 1: Introduction (of this Volume), as well as the individual 

technical assessments (ES Chapters 6-11) of this Volume and ES Volume 2 (Chapters 1 and 2); and 

• proposed development as shown and described in ES Chapter 4: Proposed Development Description 

and Chapter 5: Demolition and Construction Environmental Management (of this Volume). 

 In accordance with the EIA Regulations and case law21, an outline planning application can be subjected 

to EIA so long as there is sufficient information provided in the ES to enable the local planning authority, 

in this case the LBH, to form a view on all the likely environmental effects of the project as a whole and 

there is sufficient prescription in how the future details are to be submitted for approval. In this case the 

Applicant is volunteering parameters on the basis that the reserved matters must fit within the scope of 

these parameters. 

 The assessments have been undertaken on this assumption, i.e. that the reserved matters brought 

forward for the proposed development would fall within the parameters that have been tested. Adopting 

this approach allows the EIA to be carried out in a manner which is legally robust. In order to ensure 

that the proposed development remains strictly within the scope of the assessment LBH will be invited 

to impose a condition on any resultant planning permission requiring that the details to be submitted for 

approval at a later date must be in accordance with the parameters assessed at this outline stage of the 

application. 

 The outline planning application would seek to reserve all matters associated with land use; scale and 

massing; internal layout; appearance; and landscaping. Therefore, these matters would be defined by 

means of the following: 

• Development Parameters (Plans); 

• Design Code;  

• Development Specification; and 

• Associated maximum area schedule and an indicative residential unit and tenure mix schedule. 

 The development parameters identified and assessed through the EIA comprise the following: 

• Maximum development parcels; 

 
21 Rochdale Envelope arising from two cases: R. v Rochdale MBC ex parte Milne (No.1) and R.v Rochdale MBC ex parte Tew [1999] and R. v Rochdale 

MBC ex parte Milne (N0.2) [2000]. These cased dealt with outline planning applications for a proposed business park in Rochdale. 

• Maximum building plots; 

• Maximum land use areas; 

• Maximum residential units; 

• Site movements, access and egress points; 

• Minimum open space; 

• Extent of basement footprint and depth. 

 The parameter plans are presented in ES Chapter 4: Proposed Development Description, and in summary 

comprise: 

• Maximum development parcels; 

• Maximum building plots; 

• Predominant ground floor uses; 

• Predominant first floor uses; 

• Access and Movements; 

• Proposed open space at ground level; 

• Proposed open space at podium level; 

• Proposed open space at roof level; 

• Extent of basement footprint and depth; and  

• Proposed energy centre position. 

 Where information is not available due to the outline nature of the proposed development, the EIA has 

made reasonable assumptions which are clearly set out and which are based on professional experience 

of developments of a similar type and scale. 

Sources of Proposed Development Information 

 In addition to the above, information on the proposed development has been drawn from the following 

planning submission documents, as appropriate: 

• Application form;  

• Community Infrastructure Levy (CIL) Form;  

• Planning Statement incl. draft s106 heads of terms;  

• Statement of Community Involvement;  

• Site location plan; 

• Existing drawings;  

• Proposed parameter plans;  

• Access plan; 

• Development Specification; 

• Design and Access Statement;  

• Design Code;  

• Energy Statement;  

• Sustainability Statement;  

• Land Contamination Desk Study;  

• Drainage Assessment Form;  

• Flood Risk Assessment and Illustrative Drainage Strategy; 

• Ecological Impact Assessment; 
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• Transport Assessment incl. Travel Plan;  

• Arboricultural Survey and Report;  

• Draft Construction Method Statement;  

• Archaeology Desk Based Assessment;  

• Viability Assessment;  

• Retail Impact Assessment; 

• Health Impact Assessment; 

• Heritage Statement; 

• Daylight, Sunlight and Overshadowing of Proposed Homes and Spaces; 

• Outline Waste Strategy; and 

• LLD Monitoring Information.  

General 

 The aim of the EIA is not to assess the proposed development's compliance/performance against planning 

policy as this is considered within the Planning Statement that accompanies the application. Instead, 

reference has been made to national, regional and local policy to inform the scope of technical 

assessments, the assessment methodologies applied and the existence of any sensitive receptors to be 

considered.  

 Detailed methodologies for the assessment of each of the environmental topic areas scoped into the EIA 

are provided within each technical chapter; however, in general terms, the assessments have been based 

upon the following approach: 

• Review of the existing conditions at and surrounding the site for the environmental topic area under 

consideration via various sources of existing information, data and reports; 

• Desk-top studies; 

• Site surveys; 

• Consideration of relevant legislation; 

• Consideration of relevant planning policies (national, regional and local); 

• Consultations with stakeholders and consultees as appropriate; 

• Consideration of potentially sensitive receptors that could be affected by the proposed development; 

• Use of technical guidance and best practice;  

• Use of quantitative and qualitative assessment methods, professional judgement and expert opinion; 

• Identification of potential environmental impacts and likely effects, with an evaluation of their likely 

duration, magnitude and scale, taking into consideration embedded mitigation (where relevant); and 

• Recommendation for additional mitigation and/or enhancement measures, followed by an 

assessment of the significance of the residual effects. 

 How the proposed development might affect the environment relies on predictions about what impact a 

certain action would have. Some predictions can be made using mathematical or simulation models, 

particularly where there are well known relationships between cause and effect. For example, the degree 

to which noise levels may increase as a result of additional traffic flows can be predicted using a 

mathematical equation; the level of air pollution from a known traffic flow can also be predicted from a 

computer-based simulation model; and the visibility of a building can be predicted by accurately 

superimposing its outline and position over a photograph.  

 Other impacts are less easy to predict in quantitative terms; for example, whilst the extent of a loss of 

a habitat can be measured, the effect on the abundance of individual species is more difficult to predict. 

In such cases, the EIA attempts to quantify the anticipated scale of impact using empirical experience, 

literature and professional judgement. 

 In all cases, the overall approach and specific methods of predicting the likely magnitude of impact, as 

well as the scale and nature of effect are set out in each of the technical assessments. Where used, 

recognised specific predictive methods are referenced. Any assumptions or limitations to knowledge are 

stated. In either case the thought process leading to the conclusions is based on reasonably reliable data 

and so is considered to be prudent and robust. 

 Where detailed information on the proposed development has not been available, reasonable 

assumptions have been made, and have been clearly set out, based on experience of developments of 

similar type and scale to enable assessment of likely significant effects. 

 The proposed development has not yet been approved so the conditional tense (‘would’) has been used 

to describe the development proposals, situations, potential impacts and likely effects that could/would 

arise from the introduction of the proposed development, as well as the mitigation measures that would 

be delivered or would be required upon approval of the proposed development. This approach does not 

lessen the Applicant’s commitment to deliver the proposed development as presented within this ES. 

Furthermore, each technical assessment (and in particular summary tables at the conclusion of each 

chapter) clearly sets out the means by which any required mitigation measures relied upon, would be 

secured. 

Proposed Development Stages 

 The EIA considers the following stages of the proposed development: 

• Demolition and construction stage; and 

• Completed development stage. 

 Although it is acknowledged that the demolition and construction programme of the proposed 

development would be sequenced over a ten-year period, the EIA has assessed and reported on the 

completed development as a whole for the completed development stage. This is because no significant 

delay (i.e. of more than 12 months) is anticipated between the development phases and therefore 

elements of the site would not be left unused (either by construction related activities or completed 

development operation). 

Assessment Scenarios 

 The technical assessments have considered the proposed development in isolation and then in 

combination with identified cumulative schemes in Table 2.2. The assessment of the proposed 

development has been carried out against the existing baseline conditions, as described in ES Chapter 

1: Introduction of this ES Volume, technical assessment chapters and supplemented by relevant existing 

and updated surveys. Therefore: 

• Existing Baseline + Proposed Development; and 

• Existing Baseline + Proposed Development + Cumulative Development.  

 However, in accordance with standard practice, ES Chapter 7: Transport and Accessibility, ES Chapter 

8: Air Quality and ES Chapter 9: Noise and Vibration of this Volume also considers a ‘future baseline’. 

For the demolition and construction stage, this future baseline has been assumed as the year when the 

worst-case traffic flows would arise (2028). For the completed development stage, the future baseline 

comprises the year in which the proposed development would be fully completed (i.e. all Blocks 

completed), occupied and operational (‘opening year’). Accordingly, these assessments consider the 

following scenarios, which have been refined following the EIA Scoping process in response to TfL and 

LBH consultations: 

• Demolition and Construction Stage: 

− Scenario 1: Existing Baseline (2019); 

− Scenario 2: Future Baseline (2028); 

− Scenario 3: Future Baseline (2028) + Proposed Development; and 
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− Scenario 4: Future Baseline (2028) + Cumulative Development + Proposed Development 

(worst-case traffic flows). 

• Completed Development Stage: 

− Scenario 1: Existing Baseline (2019); 

− Scenario 2: Future Baseline (2035); 

− Scenario 3: Future Baseline (2035) + Proposed Development; and 

− Scenario 4: Future Baseline (2035) + Cumulative Development + Proposed Development. 

 The approach to Scenario 2, 3 and 4 and the interpretation of the cumulative development are set out 

in the Cumulative Assessment Section of this chapter, as well as in ES Chapters 7 - 9.  

Assessment Assumptions 

 Due to the outline nature of the application, detailed information is not available at this stage of the 

design and planning processes. Therefore, in accordance with standard practice in EIA and where 

necessary, technical specialists have made assumptions based on experience, judgement or approaches 

agreed during consultations.  Where this has been necessary, specialists have clearly set out the basis 

of these assumptions.  

 By way of example, for the socio-economic assessment, the development specifications for the outline 

application set ranges for the unit mix across the tenures (see Table 4.4 in ES Chapter 4: Proposed 

Development Description). The population yield calculations within this assessment has therefore been 

based on an interpretation of these ranges to derive an assumed reasonable worst-case tenure and unit 

mix in respect of population yield (see Table 6.15 of ES Chapter 6: Socio-Economics). 

 The assumed tenure and unit mix presents a total of 1,623 units. It is acknowledged that the proposed 

development specifications stipulate a maximum of 1,677 units would be delivered; however, this 

maximum number is only deliverable based on a larger percentage of small unit types. The unit mix 

presented in Table 6.15 and that has been assessed, whilst reflecting a smaller number of units, is the 

assumed reasonable worst-case unit and tenure mix that has been agreed with the LBH.  

Mitigation 

 Mitigation is the term used to refer to the process of avoiding where possible and, if not, minimising, 

controlling and/or off-setting potentially significant adverse impacts and effects of a development. 

Mitigation measures relate to the design stage; the demolition and construction stage; or the activities 

associated with the completed development stage.  

 As part of the EIA, an iterative approach has been adopted where significant environmental effects have 

been avoided where possible in the first instance through the design refinements and iterations, as 

reported upon within ES Chapter 3: Alternatives and Design Evolution of this Volume. Where adverse 

environmental effects were identified through early assessment work, opportunities to reduce or control 

impacts and effects, or in some cases, to compensate for impacts and effects, were identified and 

incorporated into the proposed development. In addition, opportunities to enhance the beneficial 

environmental effects of the proposed development have also been sought and incorporated into the 

proposed development. These are referred to as ‘embedded’ mitigation. 

 Within each technical chapter of this ES, the assessment of the effects that are likely to arise as a 

consequence of a potential impact/change to environmental receptors from the proposed development 

is initially presented. If any additional mitigation measures are required, further to that already 

embedded into the proposed development throughout its evolution, these are proposed, and the 

proposed development is reassessed to ascertain the likely residual effects and the likely significant 

environmental effects. This is reported on within each technical assessment of the ES. 

 In all cases, mitigation measures are presented as embedded, specific commitments or statements of 

fact. It is anticipated that the implementation of mitigation identified throughout the ES, would be 

 
22 Secretary of State, 1990. The Town and Country Planning Act 1990. London, HMSO. 

secured by means of approval of the planning drawings, appropriately worded planning conditions, 

planning obligations secured pursuant to section 106 of The Town and Country Planning Act 199022, the 

collection of any applicable community infrastructure levy (CIL) or through other statutory and building 

control regimes.  

Impacts and Effects 

 Unless otherwise required by published assessment guidance (e.g. for air quality), the EIA has made 

distinction between: 

• impacts: the change or action; and  

• effects: the result/consequence/outcome of the change. 

 As a general rule, the EIA assesses the effects that are likely to arise as a consequence of a potential 

impact/change to environmental receptors following the application/consideration of embedded 

mitigation measures.  

 A range of likely effects have been considered, including direct or indirect (or secondary) and cumulative: 

• Direct effects are those which arise as a direct consequence of a project action, e.g. the loss of 

habitat or the run-off of surface water into a watercourse; 

• Indirect effects include, for example, the decline in the abundance of a species as a result of the loss 

of habitat or the damage to aquatic vegetation as a result of water pollution. Other common 

examples include the effect on air quality and ambient noise as a result of increased traffic 

movements; and 

• Intra and inter-project cumulative effects are those that could arise concurrently (refer to Cumulative 

Effects section later in this chapter). 

 Furthermore, consideration has been given to the temporal and spatial nature of effects including 

permanent or temporary; reversible and irreversible; short-, medium- or long-term; local, borough, 

regional, national levels. In the context of the proposed development, temporary (short- and medium-

term) effects would be typically those associated with the demolition and construction works, and 

permanent (long-term) effects would typically be those associated with the completed and operational 

proposed development. 

 Typically, local effects would be those affecting receptors neighbouring the site, whilst effects upon 

receptors within the wider study area are assessed at a borough level. Regional effects would be those 

affecting receptors within Greater London. Effects upon different parts of the country, or England as a 

whole, are considered to be at a national level and effects across national boundaries would be considered 

at an international level (albeit there are no such effects at national or international level). 

Significance 

 The assessment of residual environmental effects is important in that it informs the determination by the 

relevant planning authority of the overall acceptability of a proposed development. Determining 

significance relies on accepted thresholds and criteria where available or, for situations in which such are 

not available, expert interpretations and value judgments.  

 Significance is usually a function of the vulnerability or importance of the resource affected (receptor) 

and the scale (magnitude and duration) of the potential impact. Importance might be a function of 

international designation or local relevance. Thus, significance is a concept that can be applied objectively 

to individual effects. Throughout this ES the same terminology is used to describe these individual effects, 

unless specific alternative terminology exists in recognised issue specific guidance, such as in ES Chapter 

8: Air Quality of this Volume. 

 Within this ES, significance has been evaluated with reference to definitive standards, accepted/published 

criteria and legislation, where available. Where it has not been possible to quantify potential impacts and 

residual effects, qualitative assessments have been carried out, based on expert knowledge and 
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professional judgement. Where uncertainty exists, it has been noted in the relevant assessment and a 

prudent or conservative approach adopted so that the significance will not be under-estimated. 

 Specific conventions have been developed to define significance, wherever possible, defined and 

structured as transparently as possible using the following criteria: 

• Sensitivity of the receptor to the change or potential impact, based on a scale of high, medium and 

low; 

• Magnitude of the potential impact, based on a scale of high, medium, small and unknown; 

• Likelihood of the effect occurring, based on a scale of certain, likely or unlikely; 

• Duration of the effect, based on a scale of long-, medium- and short-term (temporary);  

• Geographical extent of the effect at local, borough, regional, national and international levels; and 

• Reversibility of the effect, being either reversible or irreversible. 

 Unless indicated otherwise within a technical assessment the duration of the effect has been defined as 

follows: 

• Short-term: up to 5 years; 

• Medium-term: 5-10 years; and 

• Long-term: 10 years+. 

 In order to provide a consistent approach to the presentation of the significance of effects, the following 

terminology has been used throughout the ES to describe the type/nature of residual effect: 

• Adverse: detrimental or negative effect to an environmental resource or receptor; 

• Neutral: an effect that on balance, is both beneficial and adverse to an environmental resource or 

receptor OR an effect that is equally beneficial and adverse to an environmental resource or receptor; 

and 

• Beneficial: advantageous or positive effect to an environmental resource or receptor. 

 The scale of the predicted effect has then been classified according to the following semantic scale: 

• Negligible23: imperceptible effect; 

• Minor: slight, very short or highly localised effect; 

• Moderate: limited effect (by magnitude, duration, reversibility, value and sensitivity of receptor) 

which may be considered significant; and 

• Major: considerable effect (by magnitude, duration, reversibility, value and sensitivity of receptor) 

which may be more than of a local significance or lead to a breach of a recognised environmental 

threshold, policy, legislation or standard. 

 The scale of predicted effects has been established where appropriate through the use of professional 

judgement and/or matrices, taking into account the sensitivities of receptors and magnitude of impact. 

 There are some exceptions to this scale due to established terminology for certain topic specific 

assessments. For example, the air quality assessment uses ‘slight’ instead of ‘minor’. This is set out in 

the relevant technical assessment chapter. 

 The specific benchmarks have been established by the project team using available national, regional 

and local policy together with other relevant guidance, recognised best practice and expert judgement. 

The development of these benchmarks is explained in more detail in each assessment or technical 

appendix.  

 Throughout the ES, residual effects have been predicted as either 'significant' or 'not significant'. 

Significant effects are considered material to the planning decision process. Residual effects of moderate 

and major scale are typically considered significant, but would be dependent on the relevant technical 

 
23 Negligible can also be used in isolation when achieving a particular threshold, absolute value or target criteria. 

assessment, as well as the existence of published assessment guidance. Where published assessment 

guidance is not definitive in respect of categorising/determining significant environmental effects, 

professional judgement have been applied, taking into account the duration, extent and context of the 

effect, to determine significant effects. 

Cumulative Assessment 

 The EIA Regulations require that, in assessing the effects of a particular development proposal, 

consideration is also given to the cumulative impacts and effects which might arise from the proposal in 

conjunction with other development proposals in the vicinity. 

 There is no prescriptive guidance on the methodology for the assessment of cumulative effects. However, 

the Institute of Environmental Management & Assessment (IEMA) Guidance24 identifies two types of 

cumulative effects: 

• Type 1 – Intra Project Effects: Combined effects of different types of impact or ‘impact 

interactions’, for example the multiplying effects arising from noise, dust and visual impacts during 

the construction of the proposed development on a particular sensitive receptor; and 

• Type 2 – Inter Project Effects: Combined effects generated from the proposed development 

together with other planned or likely foreseeable developments and also referred to as ‘in-

combination effects’. These other developments may generate their own individually insignificant 

effects but when considered together could amount to significant cumulative effects, for example, 

combined townscape and visual impacts from two or more (proposed) developments. 

Intra-Project Cumulative Effects 

 As mentioned previously, there is no established EIA methodology for assessing and quantifying the 

intra-project cumulative effects of individual effects on sensitive receptors; therefore, Ramboll has 

developed an approach which uses the defined residual effects of the proposed development to determine 

the potential for effect interactions and so the potential for intra effects of individual effects.  

 Intra-project cumulative effects from the proposed development itself on surrounding sensitive receptors 

during the demolition and construction works and also once the proposed development is completed, 

have been considered. It is possible however, that depending on the predicted individual ‘completed 

developments’ effects, only the demolition and construction work effects would actually be considered 

as often they generate the greatest likelihood of interactions occurring and hence significant effects. 

Indeed, demolition and construction effects are usually more adverse (albeit on a temporary basis) than 

effects as a result of a completed development. 

 Dependent on the relevant sensitive receptors, the assessment focusses either on key individual 

receptors or on groups considered to be most sensitive to potential interacting effects. The criteria for 

identifying those receptors which are considered to be potentially sensitive include existing land uses, 

proximity to the demolition and construction works and the site, and likely duration of exposure to 

impacts. 

 It should be noted that only residual effects that are minor, moderate or major in scale have been 

considered within this assessment, as negligible effects are, by definition, imperceptible in their nature. 

Due to the ‘cross-boundary’ and ‘overlapping’ nature of these effects across various environmental topics, 

and the assessment approach adopted, the results of intra-project cumulative effects are holistically 

presented within a discrete assessment chapter (ES Chapter 12: Cumulative Effects of this Volume) and 

not within each of the technical assessment chapters. This avoids unnecessary duplication and repetition 

and presents a proportionate approach. 

 With regard to the potential for cumulative effects to occur, it is anticipated that standard mitigation 

measures as detailed in ES Chapter 5: Demolition and Construction Environmental Management of this 

Volume) can be applied to prevent temporary significant effects from the interaction of effects occurring 

24 IEMA, 2011. The State of Environmental Impact Assessment Practice in the UK. 2011. 
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on-site. It is also anticipated that a site-specific CEMP would be secured by LBH by way of a planning 

condition. 

Inter-Project Effects 

 The EIA Regulations require an assessment of potentially significant cumulative effects of a proposed 

development along with other ‘existing and/or approved projects’. There are no legislative or policy 

requirements which set out how an inter-project cumulative impact assessment should be undertaken. 

 Accordingly, inter-project effects arising from the proposed development in combination with ‘cumulative 

schemes’ during the demolition and construction stage and completed development stage, have been 

considered in the EIA.  

 Each technical chapter presents the assessment of combined effects of the proposed development with 

certain other cumulative schemes. Schedule 4 of the EIA Regulations states that only schemes which are 

existing and/or approved should be considered, i.e. schemes built or under construction or with a 

planning permission.  

 Spatial considerations and scale of development criteria has been developed based on professional 

judgement to determine whether cumulative schemes have the potential for cumulative effects when 

combined with the proposed development’s effects. The criteria applied to the cumulative schemes is 

those which are:  

• Development proposals for which planning permission has been granted (e.g. resolution to grant 

issued or signed legal agreement); AND 

• Located within 1 km of the redline boundary of the site. 

 The list of cumulative schemes that have been considered in the EIA was informed by the Applicant’s 

Planning Consultants and the LBH as part of the EIA Scoping process. Each technical assessor has 

reviewed the list and has included within their individual technical assessment those cumulative schemes 

which have the potential for cumulative effects. Where a cumulative scheme has been excluded this has 

been clearly stated within each technical chapter with reasons why.  

 The location of each cumulative scheme is shown in Figure 2.1 and a description of each cumulative 

scheme is summarised in Table 2.2. 

Table 2.2: Cumulative Schemes Description  

No. Cumulative Scheme 
Approx. 

Distance (m) 
Description of Development Status 

1 New Horizons Court, Ryan 

Drive, Brentford, TW8 9EP 

272 Planning Number Ref: 02912/A/PA2 

Change of use from office (Class B1(a)) to 

residential (Class C3) to provide 297 

residential flats. 

Approved 4 

July 2017 

2 4 and 8 Harlequin Avenue, 

Brentford, TW8 9EW 

215 Planning Number Ref: 00558/4-8/P1 

Demolition of existing building and 

construction of a six-storey building for 

Class B1b /B1c office use with associated 

car parking. 

Approved 21 

December 

2018 

Table 2.2: Cumulative Schemes Description  

No. Cumulative Scheme 
Approx. 

Distance (m) 
Description of Development Status 

3 1 Commerce Road, 

Brentford, London, TW8 

8LE 

1,138 Planning Number Ref: 00297/H/P13 

Redevelopment of the site involving the 

retention, restoration and alteration of the 

existing Art Deco facade, demolition of the 

remainder of the buildings on the site and 

redevelopment to provide a five to seven-

storey building comprising 76 flats and 

138 m2 flexible industrial, research and 

development or office floorspace in use 

classes B1a, B1b, or B1c, with associated 

parking and landscaping. 

Approved on 

10 January 

2019 

4 891 Great West Road, 

Isleworth London TW7 

5PD 

238 Planning Number Ref: 00505/891/P4 

Demolition of existing buildings and 

erection of a four-storey building to 

provide 15 self-contained flats, provision 

of private and shared amenity space, cycle 

parking, hard and soft landscaping and 

associated development. 

Allowed on 

Appeal 4 

April 2019 

5 891 Great West Road, 

Isleworth London TW7 

5PD 

238 Planning Number Ref: 00505/891/P5 

Refurbishment of existing buildings and 

erection of a five-storey (plus basement) 

mixed-use building for online retail 

fulfilment and wholesale purposes 

including storage and distribution (Class 

B8), offices (Class B1(a)) and ancillary 

retail, gallery/display and photographic 

studio uses, provision of car and cycle 

parking, hard and soft landscaping and 

associated development. (AMENDED 

DESCRIPTION) 

Refused 

Planning 

Permission on 

03/08/2018. 

Appeal lodged 

16/07/2019.  

ALLOWED on 

19/11/2019 

6 Former Syon Gate 

Service Station, Land at 

South of Gillette Corner, 

Great West Road, 

Isleworth TW7 5NP 

228 Planning Number Ref: 00505/AF/P28 

Erection of up to six storey building to 

provide Class B1 (office) and Class B8 

(self-storage) uses, with associated car 

parking and landscaping. 

Approved at 

Planning 

Committee 2 

May 2019 

7 Sky, Sites 6 & 7, Grant 

Way, Isleworth TW7 5QD 

115 Planning Number Ref: 00558/A/P69 

Reserved matters (layout, scale, access, 

landscaping and appearance for Parcel F) 

application for the erection of two 

buildings comprising a single storey 

pavilion and a ground plus three storey 

building office and ancillary food and 

beverage with associated landscaping, 

servicing, plant and all ancillary enabling 

works within Parcel F following approval of 

an outline application ref 00558/A/P64 

dated 18/08/2015 for variation of 

condition 7 (approved plans) to allow for 

B8 use within Parcel D, reallocation of 

parking and changes to Parcel D height 

Approved on 

4 September 

2019 
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Table 2.2: Cumulative Schemes Description  

No. Cumulative Scheme 
Approx. 

Distance (m) 
Description of Development Status 

parameters along with pedestrian and 

vehicular access and accessible space to 

planning permission dated 2 April 2015 for 

S73 application seeking a minor material 

amendment to planning permission 

00558/A/P55 which granted approval for a 

section 73 application seeking minor 

material amendment (reduce site 

boundary, reduction of B1 floor space, 

reallocation of parking, changing position 

of link road and changes to parameters of 

plots) to planning permission 

00558/A/P51 which granted approval for 

an Outline application for the demolition of 

existing buildings and structures and the 

development for a media broadcasting and 

production campus of up to 104,670 m2 

(GIA) (now reduced to 95,934 m2 - 

excluding parking floor space) comprising 

office (Class B1a), studio production and 

research and development facilities (Class 

B1b) and warehouse/storage (Class B8); 

hard and soft landscaping; reconfigured 

and new vehicle and pedestrian accesses 

and works to the public highway; the 

provision of parking; and all necessary 

ancillary and enabling works, plant and 

equipment. 

8 Bolder Academy, 1 

MacFarlane Lane, 

Isleworth, TW7 5PN 

128 Planning Number Ref: 01106/W/P9 

Demolition of club house and associated 

car park and MUGA, construction of a new 

part 2 - part 4 storey secondary school 

(Use Class D1) with ancillary car parking, 

cycle parking, Multi-Use Games Area, hard 

and soft landscaping and associated 

works, together with improvements to 

MacFarlane Lane. 

Approved on 

4 September 

2019 

Table 2.2: Cumulative Schemes Description  

No. Cumulative Scheme 
Approx. 

Distance (m) 
Description of Development Status 

9 Homebase, Syon Lane, 

Isleworth, TW7 5QE 

354 Planning Number Ref: No reference yet. 

Description provided by the Applicant. 

Full planning application for the demolition 

of existing building and car park and 

erection of buildings ranging from four 

storey podium with blocks up to 17 

storeys to provide 480 residential units 

(Use Class C3), a replacement Tesco 

foodstore 10,550 m2 (Use Class A1) with 

200 m2 community space (Use Class 

D1/D2) and 144 m2 flexible retail/office 

floorspace (Use Class A1-A5/B1), ancillary 

plant, access, servicing and 400 [retail] + 

104 [residential] + 3 [residential visitor] + 

2 [car clubs] car parking, 204 [retail] + 

896 [residential] cycle parking, 

landscaping and associated works.   

To be 

submitted 

August 2020 

 The Applicant is submitting a separate full planning application for scheme 9, Homebase (hereafter 

referred to as the ‘Homebase site’ or ‘Homebase development’), concurrently with the application for the 

proposed development. Both applications are accompanied by separate ESs. It is proposed that the Tesco 

store located on-site would be relocated to the Homebase site.  

 Although each of these schemes could technically be delivered independently, the reality is that the 

schemes are interdependent. The new Tesco store opening on the existing Homebase site, and the 

demolition of the existing Tesco store to make way for new residential development, are dependent on 

the other respective development proceeding. There would not be two Tesco stores open for trading at 

the same time on these sites, and planning obligations are proposed to control this scenario and prevent 

this from taking place. An obligation binding the existing site is proposed to restrict demolition of the 

existing Tesco store until trading commences at the replacement Tesco store on the Homebase site. 

Further, an obligation binding the existing Homebase site is proposed to restrict the new Tesco store 

from commencing trading until trading has ceased at the existing Tesco store. 

 To satisfy the EIA Regulations, the proposed development has been assessed in isolation and then in 

combination with cumulative schemes, including the Homebase development, for the existing baseline 

where it has been identified that there would be a potential for in-combination effects. 

 However, as discussed in the ‘Assessment Scenarios’ Section of this chapter, the transport, air quality 

and noise assessments have also been undertaken against a future baseline. For these assessments, the 

future baselines for the demolition and construction stage (Scenario 2: 2028) and for the completed 

development stage (Scenario 2: 2035) have been derived by adding the cumulative schemes listed in 

Table 2.2, excluding the Homebase development, as part of the predicted wider opportunity area 

development, to the existing baseline to align with TfL’s modelling requirements. Scenario 3 then 

considers the proposed development in isolation, followed by an in-combination effects assessment with 

the Homebase development in Scenario 4. Further details on the detail of these scenarios are provided 

in ES Chapters 7-9.    

 The combined effects of the proposed development and the Homebase development are also considered, 

albeit briefly, in the Socio-Economic assessment in respect of employment loss and spending loss.  
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Figure 2.1: Cumulative Schemes Location
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Assumptions and Limitations 
 The principal assumptions that have been made, and any limitations that have been identified, in 

undertaking the EIA are set out below. Assumptions specifically relevant to each environmental topic 

have been set out in each technical assessment of the ES.  

• Baseline conditions have been established from a variety of sources, including historical data, but 

due to the dynamic nature of certain aspects of the environment, conditions at the site and 

surrounding land uses may change; 

• The assessments contained within each of the technical assessments of this ES Volume and within 

ES Volume 2 are based on the current legislative and policy framework, having regard to emerging 

policies and legislative changes; 

• It is assumed that information received from third parties is accurate, complete and up to date; 

• The assessments contained within each of the technical assessments of this Volume and within ES 

Volume 2 are based upon the planning application drawings submitted; 

• The assessments contained within each of this ES Volume’s technical assessments and in ES Volume 

2 are based on the assumption that embedded mitigation measures set out in application drawings, 

through regulatory regimes or via the management controls as set out in ES Chapter 4: Proposed 

Development Description and ES Chapter 5: Demolition and Construction Environmental 

Management (of this Volume) are implemented; 

• The assessments contained within the ES Chapter 8: Air Quality and ES Chapter 9: Noise and 

Vibration are based on industry-average specifications for construction, mechanical and services 

plant as project-specific details would be finalised during the demolition and construction planning 

and procurement stages;  

• Demolition and construction works across the site would take place in accordance with the phasing 

and programme of works described in ES Chapter 5: Demolition and Construction Environmental 

Management of this Volume; and 

• Cumulative developments would be implemented in accordance with information that is publicly 

available or that has been provided to the Applicant, and subject to the same regulatory regimes 

and good practice management controls; and 

• Assessments have assessed the existing baseline conditions at the time of ES preparation (2019 - 

2020) unless otherwise stated in the technical chapter. All baseline survey work was undertaken 

before the COVID-19 pandemic and is therefore representative of the pre-COVID-19 situation. 

Follow-up site walkovers and validation surveys (only in respect of noise) have been limited by the 

pandemic; however, it is considered that a valid and representative set of baseline data was captured 

in advance of the pandemic to enable robust assessments to be undertaken.  

• Whilst it is widely acknowledged the COVID-19 pandemic has seen an increased prevalence of home-

working and reduced traffic, noise and emissions, since lockdown was lifted this is gradually 

reversing. It is not possible to predict what may change in the future, so it is considered that 

assessments based on the pre-COVID-19 baseline are reasonable and representative. 

Technical Assessment Chapters 
 A consistent approach to the presentation of EIA findings in the ES has been adopted for each of the 

technical assessments, including: 

• an explanation of the information gathering and assessment methodology, including a review of 

policy and legislative requirements of relevance to the specific technical area;  

• a description of the baseline conditions; 

• a description of mitigation that has been embedded into the proposed development’s design; 

• the identification and assessment of the potential impacts and likely effects arising during the 

demolition and construction and completed development stages, taking into account any embedded 

mitigation measures; 

• a description of additional opportunities for mitigation or enhancement to reduce the significance of 

any adverse environmental effects, including the requirements for post-development monitoring; 

and 

• an assessment of the residual environmental effects and an evaluation of their significance against 

defined criteria. 

 Each environmental topic considered in the EIA has been assigned a separate chapter in this ES Volume 

(Chapter 6-11) with the exception of the Townscape, Visual and Built Heritage Assessments which are 

presented as two separate Chapters (Chapters 1-2) in ES Volume 2. Within each technical chapter, the 

assessment is presented and reported in the following format: 

• Introduction – a brief introduction to the assessment; 

• Consultation Feedback – a summary of the EIA Scoping Opinion and concurrent technical consulta-

tions undertaken and where these have been addressed in the assessment; 

• Assessment Scope – an explanation of the spatial, temporal and technical scope that the assessment 

has been based on; 

• Baseline Characterisation Method – an explanation of how the information relating to the baseline 

conditions has been obtained; 

• Assessment Method and Assessment Criteria- an explanation of the information gathering and as-

sessment methodology, as well as an explanation of the approach to defining the significance of 

likely environmental effects; 

• Baseline Conditions – a description of the existing baseline conditions and where appropriate, the 

future baseline conditions; 

• Assessment of Effects – an assessment of the likely effects of the proposed development and an 

evaluation of their significance against defined criteria taking into account embedded mitigation; 

• Assessment of Residual Effects and Additional Mitigation – a description of the additional mitigation 

and enhancement measures, if required, and then an assessment of the likely residual effects of the 

proposed development; 

• Summary of Residual Effects – a tabulated summary of the conclusions of the assessment; 

• Cumulative Effects – an assessment of inter-project cumulative effects; and 

• Summary – a summary of the assessment. 
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3 ALTERNATIVES AND DESIGN EVOLUTION
Introduction 
3.1 The EIA Regulations require the ES to report on the reasonable alternatives (for example in terms of 

design, size and scale) studied by the Applicant, which are relevant to the proposed project and its 

specific characteristics, as well as an indication of the main reasons for selecting the chosen option, 

including a comparison of the environmental effects.  

3.2 This chapter of the ES therefore explores the objectives of the proposed development, its design evolution 

and the reasonable alternatives considered. In doing so, the chapter considers the analysis of the site 

and existing environmental conditions which informed the design evolution of the proposed development. 

The 'Do Nothing' scenario is also addressed. Throughout the design process there has been regular 

consultation with LBH, as well as the GLA, TfL and other key stakeholders. In addition, the Applicant has 

undertaken a comprehensive community engagement programme which has informed the design 

process. 

3.3 Further details can be found in the Design and Access Statement (DAS) and Statement of Community 

Involvement (SCI) which accompanies the application.  

Development Objectives  
3.4 The proposed development would aim to deliver the following: 

• Comprehensive redevelopment of the site replacing the existing retail store, petrol filling station and 

surface level car park with a residential-led mixed-use development; 

• Optimise the delivery of new homes and jobs in line with Opportunity Area objectives; 

• A development that responds to the varying characters within its context; 

• New private and affordable homes; 

• A new residential neighbourhood including a mix of retail, employment and community uses; 

• New publicly accessible open spaces; 

• Connection of the site with its surroundings through new pedestrian and cycle routes; and 

• Landscaping improvements and biodiversity gains.  

Development Considerations 
Policy Requirements 
3.5 Development considerations for the site are set out in the adopted and emerging planning policies and 

guidance documents summarised in ES Chapter 1: Introduction of this Volume. These were considered 

and informed the design of the proposed development. 

Site Constraints/Considerations 
3.6 Analysis of the existing site conditions identified the following key development constraints which were 

taken into account in the design evolution process (see Figure 3.1): 

• The open space to the north-west of the site which forms part of designated metropolitan open land; 

• The retention and enhancement of the Water Gardens in the north of the site; 

• The prevailing townscape character and building height, in particular the sensitive edges of Syon 

Lane and Oaklands Avenue, as well as the existing semi-detached houses south of Syon Lane, at 

Wyke Close and north of MacFarlane Lane. This has informed the massing proposals, as well as 

appropriate separation distances between buildings in the proposed development; 

• The heritage receptors within the surrounding context (listed buildings, conservation areas, historic 

parks and gardens) and how the proposals may affect their setting and heritage significance; 

• The existing trees, in particular four A1 category trees identified in the survey, which have been 

considered for retention;  

• The on-site ecology, with a Phase 1 habitat survey undertaken to determine any constraints in 

respect of protected species (roosting bats) and nesting birds;  

• Existing rights of access and access routes; and 

• Exiting land use covenants. 

 

 

 

 

 

 

 

 

 

 

Figure 3.1: Environmental Constraints  
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Environmental Considerations  
3.7 Analysis of the existing site conditions identified the following key environmental considerations (see ES 

Chapter 1: Introduction of this Volume) which influenced the design evolution process: 

Socio-Economics 

3.8 The site currently comprises a Tesco Express store with 625 associated car parking spaces, with 

approximately 290 associated jobs. The site is within the Great West Corridor Opportunity Area in which 

the Intend to Publish London Plan seeks the delivery of 7,500 new homes and 14,000 new jobs.  LBH’s 

emerging Great West Corridor Local Plan Review and Draft Site Allocations document identify this site 

for residential-led mixed-use, to include a focal area containing retail frontage and public space. 

3.9 The proposed development would create a range of employment opportunities both through the 

demolition and construction stage, and once the proposed development is completed and operational as 

a result of to the proposed non-residential floorspace.  

3.10 The new proposed homes and non-residential floorspace would bring new residents and on-site 

employees to this area of Osterley, introducing additional socio-economic effects such as increases in 

economic output and demand for community infrastructure (e.g. healthcare schools and play space). 

Townscape, Views and Built Heritage 

3.11 All of the existing buildings on-site would be demolished and would be replaced by an entirely new 

development. The resulting change in height and massing would alter the existing townscape character 

and quality of the site, the surrounding townscape character areas and views from visual receptors within 

the surrounding townscape. 

3.12 Although there are no listed buildings located on-site, the following listed buildings are located in the 

immediate surrounding area: 

• Grade II listed Gillette Building, approximately 115 m to the south-east of the site; 

• Grade II listed National Westminster Bank, 230 m to the south-east;  

• Grade II listed part of the former Coty Factory, located approximately 450 m to the south-east of 

the site; and 

• Grade II listed Isleworth Pavilion and Clubhouse, approximately 145 m to the north-west of the site. 

3.13 The north-western part of the site falls within the Osterley Park CA located immediately along MacFarlane 

Lane. In addition, the following CAs are located in proximity to the site;  

• Grand Union Canal and Boston Manor CA approximately 700 m to the north-east;  

• Isleworth Riverside CA approximately 800 m south-east;  

• Spring Grove CA, approximately 500 m south-west; 

• National Trust Osterley Park and House, approximately 700 m to the north-west; 

• The Royal Botanic Gardens, Kew, approximately 1.75 km to the south-east; and 

• Syon Park, approximately 900 m to the south.  

3.14 Accordingly, careful consideration was given to the height and massing proposals and their impact on 

heritage significance (including setting), townscape character and visual amenity. 

Daylight, Sunlight and Overshadowing 

3.15 Residential dwellings with gardens are located along Syon Lane to the south, Wyke Close to the south-

west, MacFarlane Lane and Oaklands Avenue to the west of the site. 

3.16 Various height and massing options for the site were explored during the design evolution process, taking 

into consideration the strategic policy requirements to optimise the use of land, deliver new homes and 

jobs within the Opportunity Area, as well as the daylight, sunlight and overshadowing amenity of existing 

sensitive receptors.  

3.17 The proposals were subject to daylight, sunlight and overshadowing assessments to consider impacts to 

the surrounding existing sensitive receptors, as well as at the proposed on-site residential units and open 

space provisioning. 

3.18 These assessments resulted in the refinement of building heights and massing, building plots were set 

back or reduced in height to improve daylight and sunlight levels. 

Wind 

3.19 The site is located in the north-east of Hounslow and has an exposure to the prevailing south-westerly 

winds that are the predominate winds for this area of Greater London.  

3.20 Given the envisaged size and geometry of the proposed development, it is important to avoid undesirable 

wind speeds being generated at ground level and at any other level where pedestrian activity is proposed. 

Air Quality 

3.21 The whole of the borough has been declared an Air Quality Management Area (AQMA) for exceedances 

in NO2 levels. Existing air quality at the site are impacted by road traffic emissions on the main road 

network to the south of the site. 

3.22 The proposed development would introduce a new residential population, and therefore early specialist 

design advice was provided to ensure that the site is suitable for residential occupation and that residents 

would not be adversely affected by both existing and future air quality. 

3.23 In addition, consideration was given to potential new emissions associated with the proposed 

development’s demolition and construction works; operational traffic movements; and on-site plant 

provisioning to avoid adverse effects to existing local air quality and at existing residential receptors. 

Noise and Vibration 

3.24 The site is bound by the Sky Isleworth Campus to the north, Grant Way to the east, Syon Lane to the 

south, MacFarlane Lane and semi-detached houses to the west. Road traffic from the A4 West Cross 

Road further south is the dominant noise source. 

3.25 The proposed development has the potential to increase the existing ambient noise and vibration climate 

during the course of the demolition and construction works; and the potential to increase the existing 

ambient noise climate during its operation. 

3.26 Baseline noise surveys were undertaken at the site to characterise existing conditions and noise 

modelling undertaken to inform potential mitigation measures. 

3.27 Measures to minimise noise emissions from the proposed development (such as those from demolition 

and construction works, plant, servicing and delivery arrangements and vehicle movements) were 

actively explored during the design evolution process. 

3.28 Various employment uses are located within the designated Strategic Industrial Location (SIL) to the 

north and the east of the site.  In accordance with the ‘agent of change’ principle, the proposed 

development has considered how it can mitigate the effects of existing noise and other nuisance 

generating activities on the noise sensitive uses that are being introduced as part of the proposed 

development to ensure that it does not result in unreasonable restrictions on existing uses.  This has 

informed the layout of the site and the degree to which new sensitive uses such as residential homes are 

set back from these boundaries. 
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Transport and Accessibility 

3.29 TfL calculate the Public Transport Accessibility Level (PTAL) for the site as being 2.  The development of 

additional rail and bus infrastructure in the locality to support development within the wider Opportunity 

Area, has the ability to increase the PTAL rating of the site.  

3.30 Measures to minimise the demolition and construction transport impacts of the proposed development 

were explored, including other potential routes for construction traffic to and from the site. In addition, 

limiting car parking provisioning and the promotion of more sustainable modes of transport were actively 

explored. The low PTAL has informed the inclusion of bus service improvements as part of the proposed 

development. 

Ecology and Arboriculture 

3.31 Three are a number of SSSIs, LNRs and a SNCI within 2 km of the site, as well as areas of open space 

to the south-east and north-west, the latter of which forms part of metropolitan open land and functions 

as sports grounds (rugby pitches and a golf course) although the predominant surrounding land use is 

residential, commercial and industrial.  

3.32 Ecological and arboriculture surveys were undertaken to determine any constraints in respect of 

protected species (roosting bats), nesting birds and high amenity value trees. In addition, opportunities 

for biodiversity enhancement and achieving biodiversity net gain were actively explored.  

Ground Contamination 

3.33 The site comprises a petrol filing station and associated underground storage tanks, petrol interceptors, 

fuel lines and fuel pumps.  

3.34 A Geo-Environmental Assessment1 was undertaken by Waterman in July 2020. The investigation 

comprised ground investigation; monitoring well installation; groundwater level and ground gas/vapour 

monitoring; and a conceptual model.  

3.35 The results indicated that the site is considered to represent a medium risk, based on slightly elevated 

concentrations of metals, the report of asbestos and residual inorganic contamination in groundwater. 

3.36 Whilst widespread contamination in soils and groundwater around this location was not identified, it 

cannot be discounted that residual contamination exists in soils and groundwater underlying the petrol 

filling station.  

3.37 As there is a potential for mobilisation of hydrocarbons into soils and groundwater during redevelopment 

works in this area (such as decommissioning of underground fuel tanks and associated infrastructure), 

mitigation measures have been developed as part of the framework CEMP presented in ES Chapter 5: 

Demolition and Construction Environmental Management to minimise risks to controlled waters and   

human health. Following the implementation of the mitigation measures, the site would be of low risk.  

3.38 For the proposed private gardens (e.g. between Block J and the western site boundary), as well as in the 

proposed defensible space zones, existing on-site soil may not be suitable for re-use. Accordingly, an 

appropriate remediation strategy would be agreed in consultation with the LBH to ensure no risk to 

human health. This could include the importation of clean topsoil on a capping layer. 

Climate Change 

3.39 Due to the outline nature of the development proposals, opportunities to integrate climate change 

resilience and adaptation have focussed on the following: 

• Incorporation of measures to reduce the risk of flooding through sustainable drainage;  

• Commitments in respect of water consumption, such as the installation of water saving devises; and 

• Creation of a ‘Zero Carbon Development’. 

 
1 Waterman Infrastructure & Environment Limited, 2020. Geo-Environmental Assessment. Tesco, Osterley Park, Syon Lane, Isleworth, TW7 5NZ. 

3.40 At the detailed design stage, opportunities would be sought to future–proof the proposed development 

against climate change effects; whilst at the same time, limiting the proposed development’s contribution 

to climate change. Accordingly, measures would be considered and explored during the detailed design 

process to: 

• reduce carbon dioxide emissions and overheating through energy efficient design; 

• minimise the generation of waste and to maximise re-use or recycling;  

• use native species within the landscape proposals; 

• avoid overheating within residential units; and 

• sustainably source and procure materials with lasting life spans. 

Human Health  

3.41 Due to the outline nature of the development proposals, opportunities to integrate human health have 

focussed on: 

• the provision of a range of employment space on-site; 

• the provision of a range of residential unit types and tenures; 

• the provision of a range of open space and amenity space on-site;  

• the provision of accessible uses and spaces;  

• the provision of a development that is appropriate for residential use in respect of air quality; noise; 

daylight, sunlight and overshadowing; as well as wind; 

• access to school places and health services off-site;  

• improved accessibility to nature and recreation through the provision of improved parks and play 

facilities on-site; and 

• access to opportunities for walking and cycling. 

3.42 At the detailed design stage, opportunities would be sought to promote healthy lifestyles as far as 

reasonably possible. Accordingly, the Applicant would seek to deliver: 

• high quality homes, appropriately sized, energy efficient, warm and dry; 

• internal and external noise levels that comply with the World Health Organisation (WHO) 

requirements;  

• appropriately designed public open space to enable active play and opportunities for community 

engagement; and  

• appropriately designed public open pace that comply with ‘secure by design’ principles. 

Environmental Opportunities 
3.43 The redevelopment of the site presents the following opportunities: 

• Sustainable Development – More productive use of brownfield land and the delivery of integrated, 

mixed-use development; 

• Landscape, Amenity and Public Realm – Provision of public and private amenity space; landscaping 

and playspace to create a more accessible and welcoming environment; 

• Ecology and Arboriculture – Provision of opportunities for ecological and biodiversity enhancement 

through the planting of new trees and landscaping and retention of existing on-site trees;  

• Socio-Economics – Provision of high-quality residential units, contributing to local housing provision 

targets; to create employment opportunities; and to generate additional local spend in the area 

through new commercial uses; and 

• Transport – Provisioning of access to alternative and more sustainable means of transport. 
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Alternatives 
Do-Nothing  
3.44 The 'Do Nothing' scenario is a hypothetical alternative conventionally considered, albeit briefly, in EIA as 

a basis for comparing the development proposal under consideration.  

3.45 Under this scenario, the site would be left in its current underutilised state, which would result in the 

following: 

• No delivery of housing and employment opportunities in accordance with emerging planning policy 

objectives; 

• No reduction in on-site car parking, reduction in vehicle trips and associated improvements to air 

quality, noise and road network capacity;  

• No improvement in neighbourhood connectivity and permeability; 

• No improvement in public realm or creation of open space; 

• No improvement in townscape character; 

• No improvement in biodiversity; and 

• No improvement in respect of the sustainability of on-site uses (for example water use, carbon 

emissions, energy use, traffic emissions.  

3.46 Consequently, the Applicant ruled out the 'Do-Nothing' alternative.  

3.47 The site is within the Great West Corridor Opportunity Area in which the Intend to Publish London Plan 

seeks the delivery of 7,500 new homes and 14,000 new jobs.  LBH’s emerging Great West Corridor Local 

Plan Review and Draft Site Allocations document identify this site for residential-led mixed-use, to include 

a focal area containing retail frontage and public space. 

Alternative Sites 
3.48 No alternative sites have been considered by the Applicant for the following reasons: 

• The Applicant has entered into a partnership agreement with Tesco to deliver the comprehensive 

redevelopment of the site and therefore the Applicant did not consider alternative sites; and 

• The LBH’s emerging Great West Corridor Local Plan Review and Draft Site Allocations document 

identify this site for residential-led mixed-use, to include a focal area containing retail frontage and 

public space. 

Alternative Layouts, Designs and Design Evolution 
3.49 The following sub-sections describe the design evolution processes undertaken by the Applicant’s design 

team. A series of site layout and built form options are presented and described along with the necessary 

explanations of the key issues and environmental considerations that informed the evolution of the 

alternatives considered. 

3.50 The alternatives explored are based on the illustrative masterplan, which have informed the parameters, 

commitments and design code mandatory requirements for the future detailed Reserved Matters 

Applications. 

Great West Corridor Masterplan 

3.51 Discussions with Tesco on the operation of their store and the aspiration for the site’s redevelopment 

made clear that a redevelopment of the store on the site was not a feasible option due to disruption to 

its trade and cost  

3.52 Within the GWC Masterplan and the Draft Site Allocations, the following two options are presented as 

shown in Figure 3.2: 

• Scenario 1 (on left): The Tesco store is retained on-site and part of the car park is intensified with 

residential development; OR 

• Scenario 2 (on right): The redevelopment of the site as a new residential quarter with 

complementary provision of community facilities. This would be facilitated by the relocation of the 

Tesco store to a nearby site. 

3.53 Scenario 2 would result in a more efficient use of land and deliver greater benefits in terms of public 

space, mixed uses and housing delivery. 

 

Figure 3.2:  Great West Corridor Masterplan Scenario 1 and Scenario 2. 

Key Design Concepts 

3.54 The following key concepts were essential to the evolution of the design: 

• Quality Housing – Maximise dual aspect units where possible, meet or exceed GLA housing guidelines 

and meet LBH housing quality requirements, as well as spatial standards and accessible units where 

possible; 

• Height and Massing and Building Design – Design buildings to minimise impact on surrounding 

sensitive receptors and consider and respect the existing townscape; and 

• Public Realm – Introduce a high quality, safe and sustainable public realm and play space within a 

framework of permeable and active ground level streets and spaces. 

Alternative Layouts  

3.55 In addition to the key concepts, the following principles and parameters have been key considerations in 

alternative layouts: 

• Quality pedestrian connections; 

• Additional connections within the local movement network; and 

• Daylight and sunlight levels to surrounding receptors and on-site receptors. 

Scheme 1 

3.56 The first iteration of the masterplan was developed through early feasibility work. This culminated in 

Scheme 1, as shown in Figure 3.3, which included a diagonal, linear park, spanning from Grant Way to 

the Goals Gillette Corner Sportfields, lined by perimeter courtyard blocks and tall buildings. The Gillette 

building acted as a marker at the end of the linear park.  

3.57 It was concluded that that this layout did not respond to the boundaries of the site; in particular the finer 

grain residential dwellings to the south and south-west with long frontages along Syon Lane and a lack 

of permeability across the site. 

3.58 The following potential adverse environmental impacts were identified: 

• The perimeter blocks reduced the amount of sunlight reaching the proposed courtyards and homes;  
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• The proposed building form was too solid to be respective of the local townscape and views; and 

• The courtyard style blocks did not promote permeability throughout the site. 

3.59 Scheme 1 was discussed at a pre-application meeting on 21 August 2019. Comments from this meeting 

were taken into consideration in the development of entirely new layout iterations, exploring ways to 

strengthen and celebrate existing assets, such as the Gillette Clock Tower and the Water Gardens.  

 

Figure 3.3: Scheme 1 (2019)  

Scheme 2 

3.60 Scheme 2 continued the design development, focusing on placemaking, whilst cognisant of the key 

environmental factors that challenged the Scheme 1 proposals. The proposals were informed by the 

LBH’s studies as shown in Figure 3.2, as well as by Scheme 1’s high-level feasibility studies for the site. 

These earlier design proposals, although high-level, were beneficial in highlighting key environmental 

aspects and formed the foundations of the masterplan layout and further design evolution.  

3.61 Site opportunities were investigated and the strongest design concepts  identified early. These formed 

the foundations in progressing the design iterations.  

3.62 This revised design moved away from the concept of a linear park. It also sought to improve daylight 

and sunlight through building orientation and prioritising south facing courtyards, addressing the key 

issues identified in the early feasibility studies.  

3.63 Beyond the themes of perimeter blocks, townscape, and permeability, design consideration was given 

to: 

• a mixture of courtyard buildings and perimeter blocks, along with standalone buildings marking key 

public spaces; 

• finer grain of buildings to the southern boundary; 

• connections to the surrounding context;  

• rejuvenation of the Water Gardens as an attractive public space; 

• disposition of landscaping across the site, but with a consistent green perimeter edge; 

• extending the water theme of the Water Gardens into the site; 

• two dedicated outdoor spaces, hard (commercial) and soft (leisure). 

3.64 Early design iterations for Scheme 2 were drawn up in November 2019 which explored different 

masterplan concepts as shown in Figure 3.4.  

  

• Green edges 

• Arrival and meeting space 

• Route east and west 

• Undulating green edges 

• Links through north to Sky campus 

• Strong geometry from north 

  

• Undulating green edges 

• Bringing greenery inward 

• Finer scale to southern edge 

• Incorporated green edges 

• Strong link north 

• Central green space 

• South facing podiums 

  

• Green and hard spaces 

• Independent and linked blocks 

• Main square 

• South facing podiums 

• Incorporated green edges 

• Strong central geometry 

• Square on main route 

• South facing podiums 

  

• Undulating green edges 

• Entrance space off grant way 

• Slipped blocks 

• Linked blocks 

• Undulating green edges 

• Range of block sizes 

• Perimeter blocks 

• 50:50 Green and hard space 

Figure 3.4: Scheme 2 Early Design Alternative Layout Concepts  

3.65 Environmental impact comparisons for these iterations focussed on daylight, sunlight and overshadowing 

impacts, townscape impacts, visibility impacts and setting impacts on heritage resources.  
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3.66 Figure 3.5 shows the chosen layout concept for Scheme 2 which formed the basis for the masterplan.  

 

Figure 3.5: Scheme 2 Layout Concept 

3.67 This option was selected for the following reasons: 

• Delivery of placemaking through a hierarchy of space with a focus on a landscape led masterplan as 

a central principle and driver; 

• Building height at appropriate locations informed by iterative view testing; 

• Fragmented mass facing MacFarlane Lane which creates east-west routes through the site;  

• A route from Gillette Corner to the Sky Campus which enhances the site permeability; 

• Retention, enhancement and extension of the water gardens across the wider site; 

• The delivery of efficient massing, which allows good levels of daylight within south-facing courtyards 

and the public realm; and 

• A stepped and fragmented massing from Syon Lane responding to the townscape south of Syon 

Lane. 

Scheme 2 Evolution 

3.68 Figure 3.6 shows the evolution of Scheme 2. 

3.69 The evolution of the masterplan layout can be summarised within four key stages: 

• Initially a wholesale change of the design concept to address the identified issues (iteration 1); 

• Refinement of the plan layout following internal and external consultation relating to legibility, access 

and servicing (iteration 2); 

• Refinement of the plan layout in respect to frontages, and relationships of streets (iteration 3); and 

• Refinement of the plan layout following internal consultation on landscaping requirements and 

visibility of the mobility hub (iteration 4). 

Scheme 2: Iteration 1 

3.70 As shown in image 1 in Figure 3.6, the blocks were amended to fit into a smaller footprint to improve 

daylight and sunlight results to the internal courtyards. By fragmenting the Syon Lane edges with 

townhouses, the existing semi-detached homes would be impacted upon less. The Water Gardens was 

retained and enhanced, and accessibility and connectivity to the Sky Campus and Bolder Academy 

improved through a defined public square. 

Scheme 2: Iteration 2 

3.71 As a result of comments from LBH, and as a result of the Design Review Panel feedback, the central 

block (Block H) was split into two smaller blocks (see image 2 in Figure 3.6).  

3.72 The site entrance was moved to the west onto the boulevard, with two lanes running east to west. The 

green spaces became more defined, with clear routes of access, forming a more legible sequence of 

streets and lanes.  

3.73 The concierge was re-located into Block H, on the southern corner of the primary building in order to 

manage the commercial, wider traffic and deliveries. 

3.74 The geometry of the buildings created four corners, and four entry points into the site were rationalised, 

condensed, and adjusted to encourage people into the site. 

  

  

Figure 3.6: Scheme 2 Layout Evolution 

Scheme 2: Iteration 3 

3.75 Following further design review, the design of the blocks fronting MacFarlane lane changed from the 

angled buildings to three regular buildings of a shared geometry to mark the southern entrance to the 

Bolder Academy, (see image 3 in Figure 3.6).  

3.76 Block A was moved further east in line with easements to further strengthen the frontages along 

MacFarlane Road. 

3.77 The combination of these changes created a legible and calm backdrop to McFarlane Lane as a key 

pedestrian route to the proposed Bolder Academy.   

Scheme 2: Iteration 4 

3.78 Following further design review, the road width of the lanes was reduced to 5 m to allow for an enhanced 

green verge and footway (see image 4 in Figure 3.6). 

3.79 The mobility hub was moved to an independent building to improve visibility. 

1 2 

3 4 



St Edward Homes Limited 
Osterley Tesco 

Volume 1: Main Environmental Statement  
Chapter 3: Alternatives and Design Evolution 

 

1620006465 Issue: Final      3-1 RAMBOLL 

 

Alternative Heights and Massing 

3.80 Throughout the design evolution, alternative height and massing options were explored to avoid and minimise significant impacts to surrounding sensitive receptors with regard to daylight and sunlight amenity, heritage 

significance, townscape and views. This evolution is shown in Figure 3.7.

 

Scheme 1 Massing and Height Evolution 

For Scheme 1, the perimeter courtyard blocks sat on 

either side of the linear park ranging from four to 16 

storeys stepping up towards the park. 

The massing of this iteration did not respond to the 

boundaries of the site, in particular to the finer grain 

residential dwellings to the 

south and south-west with 

long frontages along Syon 

Lane and a lack of 

permeability into the site. 

The perimeter blocks reduced 

the amount of sunlight 

reaching proposed courtyard 

spaces and homes. 

 

Scheme 2 Massing and Height Evolution Option 1 

The blocks were stepped in height towards the Sky 

campus in the north-east, therefore the lowest heights 

sat along Syon Lane with three storey terraced houses 

sitting opposite the existing houses. This increased the 

permeability into the site and the proposed location of 

mass responded to the surrounding context. 

Two storey houses in place of three storey houses were 

introduced along Macfarlane lane to create more of a step 

up to the proposed development. 

This iteration included two buildings of 17 storeys along 

Grant Way and the Water Gardens as the maximum 

height across the site, with lower rise buildings, between 

four to eight storeys along the southern boundary. 

Testing of the massing within key local views highlighted 

a datum created to align with the top of the Gillette 

Tower, which reduced the prominence of this landmark. 

 

Scheme 2 Massing and Height Evolution Option 2 

For this iteration, the massing was altered along the 

southern lane to establish a vista towards the Gillette 

Clock Tower. 

The building breaks along the clearing (to the west of the 

site) were removed, and colonnades were introduced at 

key corners of the site to allow for more structured 

entrance and exit points, identifying and accommodating 

pedestrian movement from Grant Way to the Bolder 

Academy, in response to comments from both the LBH 

and the Design Review Panel. Larger independent blocks 

to the head of the Clearing and Meander were removed, 

this improving the backdrop to the Gillette Tower. Parcel 

E was rotated to provide more consistency with the angle 

of Syon Lane, and neighbours to the south. 

 

Figure 3.7: Height and Massing Scheme Evolution 

 

Scheme 2 Massing and Height Evolution Option 3 

For this iteration, the building at the junction of 

Macfarlane Lane and Syon Lane was reduced in height to 

five storeys with a setback, and was pushed back to align 

with the residential buildings. 

The blocks along the southern lane were reduced to nine 

storeys to improve daylight and sunlight and in response 

to the Syon Lane 

residential scale. 

 

 

Scheme 2 Massing and Height Evolution Option 4 

For this iteration, the mobility hub was introduced, and 

the massing to Block H and G were amended to improve 

the daylight and sunlight results to courtyards in Block A. 

The daylight and sunlight levels to Block A improved from 

3.1 % and 21.6 % respectively to 41.7 % and 26.7 % 

respectively for March 21st. 

Block D’s massing was also amended, with the taller nine 

storey element reduced to seven to ensure good daylight 

levels to properties across Syon Lane. 

 

 

 

 

 

 

Scheme 2 Massing and Height Evolution Option 5 

Key changes involved height redistribution and reduction 

across the site, to improve the daylight and sunlight 

results of three of the podium courtyards. 

The daylight quality within the homes was tested, as well, 

demonstrating that the height and massing of the 

illustrative masterplan allowed for good daylight. 

Heights were also reduced to improve evening sun in the 

Meander and to enhance the difference in character 

between the Boulevard and the Lanes. The typical plan 

also demonstrated a resolution of the two single aspect 

north facing homes. The daylight and sunlight levels to 

Block A improved from 41.7 % and 26.7 % respectively 

to 50.9 % and 44.3 % respectively. The daylight and 

sunlight levels to Block H improved from 29.3 % to 40.2 

%. The height adjustments also enhanced the experience 

of the public realm, improving relationships between 

buildings along the east and west lanes. 
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Environmental Impact Comparison 

3.81 The environmental impact comparison of these iterations are summarised in Table 3.2. 

Table 3.2: Environmental Impact Comparison 

Environmental 

Effect 

Scheme 1 Scheme 2  

Noise and 

Vibration 

• High 
proportion of 

buildings 
fronted and 

overlooked 
Syon Lane, 

the main 
source of 

noise on the 
site, these 

forming 
perimeter 

blocks. 

• Perimeter 
block 

typology, as a 
closed wall 

contain 
internal 

courtyard 
noise from 

residents.  

• Buildings orientated as fingers onto Syon Lane, with shorter edges 

addressing the road.  

• Buildings opened to the southern orientation, dissipating courtyard noise.  

• Buildings occupy line to the north, overlooking the quiet watergardens.  

• Provision within Development Parcel H for a fully contained service yard, 
limiting the disruption of noise associated with the mixed use element of the 

scheme. 

Daylight, Sunlight 

and 

Overshadowing 

• Cranked, 
irregular and 

non-uniform 
building 

layouts, 

forming 
perimeter 

blocks, create 
areas of 

overshadowing 
with low levels 

of daylight for 
on-site 

residential 
units and 

amenity 
space, as well 

as constant 

neighbouring 

buildings. 

• Primary orientation of u-shaped blocks with lower build form to the south, 
allow for greater penetration of daylight into courtyards, with a variety of 

massing allowing for a more varied roofscape allowing adjustment to respect 

the retained light levels of the surrounding residents.  

• Refinement of massing to key elements to improve daylight and sunlight 

levels to residential courtyards, establishing key mandatory figures to be 

achieved by certain dates, within the Design Code.  

Wind • Angular and 
chamfered 

building 
massing 

created high 
wind 

conditions 

throughout 
site as a result 

of wind 
channelling 

and down-

draughts. 

• Prevailing 
wind from 

west-south-

west aligned 

• Regular shaped buildings throughout, orientated to address entrances / road 

edge.  

• Triangular shaped mobility hub at a single storey and formed to address 

windy location adjacent to bus turnaround. 

• The organisation of roads angled off the west south-west orientation, with 
fragmented public spaces and streets avoided long canyons and allowed 

buildings to shelter each other. 

• Colonnades incorporated into the design code for Wayfinding Typology – 

considerate of protection at ground level for pedestrians.  

Table 3.2: Environmental Impact Comparison 

with road 

layout.  

Townscape and 

Visual  

• Perimeter 
blocks 

establish 
constant 

datums, 
created a solid 

skyline. 

• Building 
heights on 

edges of site 
not in keeping 

with the 
existing 

townscape 

character. 

• Combined arrangement of urban blocks, with primary and secondary 
elements allowed for adaptable testing and refinement of height to respect 

immediate neighbouring properties, and wider townscape views and 

backdrops to heritage assets.  

• Adjustment of massing to Syon Lane, both referencing the established 

shoulder height of the Gillette Factory, whilst interspersed with smaller scale 

2/3 storey townhouse units.  

• Townhouses to McFarlane Lane limited to 2 levels, aligning with immediate 

neighbours on Oaklands Avenue.  

• Taller elements were arranged to respond to and enhance key townscape 

views. 

3.82 Scheme 2 with the iterative design development proposals was selected as the preferred option for the 

following reasons: 

• Addressed the early issues associated with Scheme 1, relating to sunlight, local townscape and 

views; and permeability throughout the site. 

• Continued key spaces for key uses, rather than a single multifunctional space with no clear 

programme.  

• Introduced the Meander as a large focal public space for play and exploring; as a softer and greener 

alternative to the mixed use cluster around the Clearing; 

• Introduced a bus turnaround and welfare facilities (mobility hub) within the site to allow the 

extension of the E1 and H28 bus routes to the site; 

• Introduced terraced townhouses rather than blocks along the Syon Lane frontage to respond to 

context; 

• Introduced more active frontage to building fronting onto Grant Way; 

• Moved the tallest elements to locations in the site where they mark the corners of the key public 

spaces, in locations clear from sight lines of key heritage assets and views;  

•  Non-residential units respond to desired uses, informed by local consultation which could comprise 

of a health centre, general store, hairdressers or a gastro pub; 

• Reduced height of block at corner of Syon Lane and Macfarlane Lane to improve the relationship 

with nearby houses; 

• Introduced greater visual permeability by extending the north-south boulevard further into the site 

and extending the two east-west lanes and views of the Gillette Tower; 

• Stepped buildings back from Macfarlane Lane to allow the retention of the existing oak tree; 

• Height stepped down to Oaklands Avenue; 

• Reduced height in north-east corner to reduce massing in the backdrop of the Gillette Tower, when 

seen from Syon Park and Syon Lane Station; 

• Reduced height of link blocks and stepped back nearby taller elements to improve daylight to podium 

courtyards; 

• Introduced clearer east-west routes that respond to the emerging policy requirement for ‘clean air 

routes’ and link to wider desire lines; 

• Introduced new pedestrian crossings on Syon Lane and Grant Way; and 

• Reduced width of the roadways on the boulevard and the Lanes. 
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3.83 The selected layout and height and massing option for the illustrative scheme as shown in Figure 3.8,  

was used to develop the parameters for the proposed development and to inform the development 

specification and design code. 

 

Figure 3.8: Selected Illustrative Scheme Height and Massing  

 Alternative Façade Options 
3.84 Due to the outline nature of the proposed development, alternative façade designs and materials have 

not been explored for this stage of the planning process. A Design Code has been developed to 

accompany the planning application for the proposed development and will inform the detailed design of 

the subsequent Reserved Matters Applications (RMAs). The Design Code seeks to ensure that the highest 

standard of design is delivered across the site, as individual development parcels are brought forward 

through a process of phased development. It also aims to ensure a consistent and coherent design 

approach between different parcels, maintaining the overall design ethos for the wider development. 

3.85 In respect of materiality brick has been chosen as a primary material (as shown in Figure 3.9) as this is 

used as the building material for the domestic scale houses and the Gillette Factory neighbouring the 

site. The Design Code suggests a palette of brick colours to consider within the future RMAs across the 

development parcels, to create aesthetic variety and to improve navigation through the site. 

 

Figure 3.9: Potential Façade Options 

3.86 In respect of façade treatment, the development parcels contain buildings of different ‘façade character’, 

these being horizontal, gridded, vertical or homogenous, this providing distinct character to the areas, 

whilst ensuring a cohesive aesthetic is achieved across the development.   

3.87 In respect of balconies, the range of options include bolt on and recessed balconies, with accents to the 

metal-work and detailing to respond to the associated façade characters.  

Public Engagement and Consultation  
3.88 The design of the proposed development was informed and has evolved through the help of numerous 

consultation meetings, presentations to LBH, GLA, stakeholder groups and local residents. In addition, 

the proposed development has benefitted from the independent and professional design advice from the 

Hounslow Design Review Panel (DRP).  

3.89 The design took forward and implemented comments from the DRP, which have resulted in a cohesive 

scheme that seeks to provide the local residents with a new community and commercial spaces. 

3.90 Pre-application meetings were held to discuss all aspects of the proposed development and to improve 

the legibility of spaces, transport, massing and in general, as well as the quality of spaces and buildings. 

3.91 A Community Liaison Group was formed to discuss in more depth the details of the proposed 

development. The design evolution responded directly to issues raised by the local community. This is in 

particular expressed through the clustering of mixed uses, mobility hub and bus facility which respond 

to the needs of the local residents. 

3.92 During the design process and in preparing the application, the Applicant carried out a programme of 

statutory and community consultation. Images from the meetings are shown in Figure 3.10.  

3.93 The Applicant’s approach to consultation comprised the following: 

• Establishing and meeting with the Community Liaison Group; 

• Meetings with the Osterley and Wyke Green Residents’ Association;  

• Public exhibitions held in October 2019 and February 2020; 

• Consultation cabin in the Tesco car park every Tuesday and Saturday from October to March; 

• Online surveys; 

• Eight meetings with planning, design, conservation and transport officers at LBH; 

• A presentation to councillors of LBH; 

• Two meetings with Greater London Authority; 

• One meeting with Historic England; 

• One presentation to LBH’s independent Design Review Panel; and 

• Meetings with both TfL and highways officers at LBH to agree traffic modelling and proposed highway 

improvements. 

  

Figure 3.10: Community Liaison Group Presentation and Workshop 

3.94 Overall there have been: 

• 804 forms of written feedback; 
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• 100 visitors to the consultation centre; 

• seven community liaison group workshops; 

• two community events; 

• two exhibitions attended by 153 local residents; 

• 19,000 online visits to the project website; and 

• 6,500 flyers to local residents and businesses. 

3.95 The verbal and written feedback provided by local stakeholders as part of the consultation process has 

directly fed into the evolution of the proposed development. Key feedback that has been taken into 

account in the design evolution can be summarised as follows: 

• The space should be multi-functional, considering how the needs of the community may change in 

the coming years; 

• Playable landscapes should be created that support active lifestyles; 

• A sustainable resident-led approach to maintaining spaces should be adopted; 

• A variety of interesting landscaped areas at different levels should be delivered; 

• A children’s play area is vital; 

• Gradients could be used to create active spaces which require minimal landscaping; 

• The landscape should recognise climate change, for example using tree canopies and inclusion of 

water to aid cooling in summer months, along with safeguarding the spaces from pollution; 

• The ecological state of the site should be improved; 

• Green spaces should be well maintained and kept; 

• A new Local Centre: Strong support and excitement over the new commercial and community 

facilities that would be provided. Cafés and restaurants are a welcome addition; and 

• Local heritage should be conserved, and the development should be respectful to that. 

3.96 A detailed description of the consultation undertaken is provided in the statement of community 

involvement (SCI) appended to the Planning Statement which accompanies the application.  

Conclusion 
3.97 The Applicant's objective for the proposed development is to provide a high-quality, residential-led, 

mixed-use development that realises the full potential of the site.  

3.98 Following the consideration of reasonable alternatives in respect of building layout, height and massing, 

as well as environmental impacts, preferred options were selected that most appropriately responded to 

the environmental constraints and opportunities presented by the site and surrounding area.  

3.99 The design team’s approach has been iterative, considered and comprehensive in refining the preferred 

options with the aim of delivering a scheme that achieves the Applicant’s objectives and reduces 

environmental impacts.  

3.100 This design evolution process focused on the illustrative scheme and have over time been used to inform 

the development parameters, development specifications and design guidelines.  
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4 PROPOSED DEVELOPMENT DESCRIPTION
Introduction 

 This chapter of the ES provides a description of the proposed development for the purposes of identifying 

and assessing the potential environmental impacts and likely environmental effects of the proposed 

development in the technical assessments of this Volume (ES Chapters 6-11) and ES Volume 2 (Chapters 

1-2).  

 In accordance with the EIA Regulations, this chapter sets out the physical characteristics of the built 

development including the proposed access and egress arrangements, the landscaping strategy, utility 

requirements and estimated emissions and arisings.  

 A general description of the site is provided in ES Chapter 1: Introduction of this Volume, with more 

detailed descriptions provided in each technical assessment within this Volume and ES Volume 2 and is 

therefore not repeated here. 

 Further detailed information on the proposed development can be found within the following planning 

application documents: 

• Design and Access Statement (DAS); 

• Drainage Assessment Form; 

• Energy Statement; 

• Sustainability Statement; 

• Transport Assessment (TA); 

• Draft Construction Method Statement; 

• Parameter Plans;  

• Development Specification including written parameters, floorspace area schedule; indicative 

residential unit and tenure mix; 

• Design Code; and 

• Planning Statement. 

Proposed Development Description 
 As mentioned in ES Chapter 1: Introduction of this Volume, the Applicant is submitting an outline 

planning application to enable the redevelopment of the site. Outline planning permission with all matters 

reserved except access will be sought for the following: 

“Demolition of existing building and car park and erection of buildings to provide residential homes, plus 

flexible non-residential space comprising commercial, business and service space, and/or learning and 

non-residential institution space, and/or local community space, and/or public house/drinking 

establishment, and/or a mobility hub, along with associated access, bus turning, car and cycle parking, 

and landscaping arrangements.” 

 The proposed development would comprise the following: 

• Demolition the existing Tesco Store and petrol filling station; 

• Up to 1,677 new homes; 

• Up to 5,000 m2 (GIA) of non-residential floorspace including commercial, business and service space, 

and/or learning and non-residential institution space, and/or local community space, and/or public 

house/drinking establishment, and/or a mobility hub; 

• A bus turning facility located off Grant Way, to include bus stand spaces and welfare facilities for 

drivers; 

• Up to 400 car parking spaces, including car club bays and comprising of both on-street and off-street 

provision; 

• A minimum of 10 car club bays; 

• A minimum of 20 % active electric vehicle charging points, with remaining car parking spaces to be 

passive electric vehicle charging points;  

• Long stay and short stay cycle parking in line with Intend to Publish London Plan standards; 

• A minimum of 24 trees retained; 

• A minimum of 300 new trees planted; 

• A minimum of 20,000 m2 of publicly accessible open space, including new public open space areas; 

• A minimum of 8,000 m2 of communal amenity space at podium and roof level; and 

• A minimum of 5,000 m2 play space split between the ground floor area and communal podium and 

roof levels; 

• A minimum of 4,000 m2 of biodiverse roofs; and 

• A new public route through the retained and enhanced Water Gardens. 

 The proposed development would be delivered across ten development parcels, within ten blocks ranging 

in height from one to 17 storeys. 

 All matters are reserved with the exception of site access. Accordingly, the detailed layout, scale, 

appearance and landscaping of the proposed development would be subject to reserved matters 

applications (RMAs). Accordingly, for these matters, parameters, development specifications and design 

guidelines have been set within which the RMAs would be brought forward. 

 The parameter plans, development specification document and design code define the overall quantum, 

nature and design quality of the proposed development and provide a controlling set of commitments 

and guidelines within which the reserved matters would be brought forward. The RMAs must therefore 

accord with these documents. That is how the methodology used in this ES will be validated. 

 The parameter plans that have been used as the basis for the EIA are outlined in Table 4.1 and are 

presented in Figures 4.1-11. 

Table 4.1: Schedule of Parameter Plans 

Dwg No. Name Description 

01754-JTP-DR-MP-PP-001      

(see Figure 4.1) 

Proposed Site Levels Proposed site levels for the site.  

01754-JTP-DR-MP-PP-002     

(see Figure 4.2) 

Maximum Development 

Parcels 

Maximum extent of habitable accommodation 

including building articulation, balconies and 

awnings.  

01754-JTP-DR-MP-PP-004   

(see Figure 4.3)  

Predominant Ground 

Floor Uses  

Location of a mix of residential and non-

residential and residential ancillary uses at 

ground level.  

01754-JTP-DR-MP-PP-005   

(see Figure 4.4)  

Predominant First Floor 

Uses  

Location of residential and non-residential uses 

at first floor level.  
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Table 4.1: Schedule of Parameter Plans 

Dwg No. Name Description 

01754-JTP-DR-MP-PP-003      

(see Figure 4.5) 

Maximum Building 

Heights 

Maximum building heights in metres above 

ordnance datum (m AOD), including building 

parapets, rooftop plant and lift overruns. 

01754-JTP-DR-MP-PP-007   

(see Figure 4.6) 

Proposed Open Space 

at Ground Level  

Maximum zones of open space at ground level.  

01754-JTP-DR-MP-PP-008   

(see Figure 4.7) 

Open Space at Podium 

Level 

Maximum zones of open space at podium level 

including maximum heights AOD. 

01754-JTP-DR-MP-PP-009   

(see Figure 4.8) 

Open Space at Roof 

Level 

Maximum zones of open space and green and 

biodiverse space at roof level including 

maximum heights AOD. 

01754-JTP-DR-MP-PP-006   

(see Figure 4.9) 

Access and Movement  Areas of site movement and access to be 

provided across the site. 

01754-JTP-DR-MP-PP-010   

(see Figure 4.10)  

Basement Provision  Maximum extents of basement provision for 

cycle storage and plant space at basement 

level including heights in m AOD. 

01754-JTP-DR-MP-PP-011   

(see Figure 4.11) 

Energy Centre Location Zone for the proposed Energy Centre. 

Site Arrangement and Land Use 
 Figure 4.1 shows the proposed site levels that have been developed in order to create an accessible 

public realm throughout the site. The proposed levels accommodate the existing fall in height from the 

south-west corner towards the Water Gardens to encourage drainage and utilise the proposed sustainable 

drainage systems (SUDS) and water features (e.g. Water Gardens) throughout the new masterplan. 

 The ten development parcels (A-H and J-K) have been arranged across the site to address the street 

frontages of MacFarlane Lane, Syon Lane and Grant Way and to create a permeable network of streets 

and spaces that respond to the surrounding context. At the northern site boundary, the parcels are set 

back to retain the Water Gardens and in response to the adjacent SIL.  

 The parcels have been derived from the illustrative masterplan but include lines of deviation (2 m in or 

out) to accommodate the need for future flexibility. Figure 4.2 shows the maximum footprint extent of 

habitable accommodation which could be built within the development parcels including articulation, 

balconies and awnings. The purple zone shows the balcony zone which is only to be provided at the first 

floor level and above due to legal easements at the ground level.  

 Ten blocks would be delivered across the development parcels (A-H and J-K). The minimum separation 

between the windows of habitable rooms would be 17 m. However, Table 4.2 describes the minimum 

separation distances that have been set between all the parcels and blocks to derive the worst-case 

minimum separation distances for the 3D model that has been assessed within the EIA. 

Table 4.2: Minimum Separation Distances between Development Parcels 

Minimum Separate Distance 

Category 

Residential to Non-

Residential  

Residential to 

Residential  

Non-Residential to 

Non-Residential 

Window to Window 20 m 17 m 15 m 

Balcony to Balcony N/A 16 m N/A 

Balcony to Window 18 m 18 m N/A 

 Figure 4.3 shows the proposed predominant ground floor use parameter plan. The ground floor uses 

would cover the following: 

• A mix of residential and non-residential which would include residential, residential ancillary, 

servicing, parking, commercial uses, community uses and residential facilities; and 

• Residential and residential ancillary which would be purely residential uses. 

 Figure 4.4 shows the proposed first floor use parameter plan. The first floor uses would cover the 

following: 

• A mix of residential and non-residential which would include residential, residential ancillary, 

servicing, parking, commercial uses and residential facilities; and 

• Residential and residential ancillary which would be purely residential uses. 

 Blocks A, B, C, H would comprise residential, commercial and community uses; Blocks D, E, F, G and J 

would comprise residential uses; and Block K would comprise bus welfare facilities and a mobility hub, 

including cycle storage.  

Quantum of Floorspace 
 Table 4.3 outlines the maximum Gross Internal Area (GIA) floorspace schedule by Use for the proposed 

development.  

Table 4.3: Proposed Development Area Schedule 

Uses Class Gross Internal Area 

(GIA) m2 

Residential, including Residential Ancillary and Amenity* C3 146,700 

Retail, Commercial and Community E1, F1, F2 5,000 

* excluding floorspace for energy centre, plant, refuse, car parking and cycle parking 

 The non-residential floorspace would deliver a mix of uses, including commercial, business and service 

space, and/or learning and non-residential institution space, and/or local community space, and/or public 

house/drinking establishment, and/or a mobility hub. A minimum total non-residential floorspace of 

3,000 m2 (GIA) would be delivered. For the purpose of the EIA the following assumptions have been 

made in respect of the type of uses that would be delivered within the minimum non-residential 

floorspace: 

• Retail (previous use classes A1-A4): 1,000 m2; 

• Office (previous use class B1): 1,000 m2; and 

• Community and Leisure (previous use class D1-D2): 1,000 m2. 

Residential Floorspace 

Unit Mix and Tenure Mix 

 The proposed development could deliver a maximum of 1,677 residential units. Residential dwellings 

would be provided through a range of apartments comprising studio to 3-bedroom units.  The minimum 

and maximum unit and tenure mix is shown in Table 4.4. 
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Table 4.4: Residential Unit and Tenure Mix 

Unit Type 
Percentage Provision (Min - Max) 

Market  Intermediate  Social/Affordable  

Studio 5-9 5-7 0-5 

1-bed 30-36 30-35 22-27  

2-bed 42-48 58-64 39-45  

3-bed 12-16 0-5 30-37 

4-bed 0-0 0-0 0-0 

 In total 35 % affordable housing would be delivered by habitable room.  

 The affordable split is 66 % intermediate and 34 % social/affordable rent. 

 The assumed unit and tenure mix that has been assessed within the EIA is presented in Table 4.5. 

Table 4.5: Proposed Development Assumed Unit and Tenure Mix 

Tenure Studio 1 Bed 2 Bed 3 Bed 

Market 78 355 478 151 

Intermediate 22 130 239 0 

Affordable Rent 0 42 72 56 

Total 100 527 789 207 

 A minimum of 10 % of homes would meet Building Regulation requirement M4(3) ‘wheelchair user 

dwellings’, with the remaining homes meeting Building Regulation requirement M4(2) ‘accessible and 

adaptable dwellings’ 

 A minimum of 50 % dual aspect homes (defined as homes with opening windows on at least two sides) 

would be delivered. 

 There would be a maximum of 12 homes per core on each floor and a minimum floor to ceiling height of 

2.5 m. 

Non-Residential Floorspace 

 The majority of non-residential floorspace would be provided at ground level to activate the newly created 

network of boulevard, streets and lanes.  

 The location, arrangement and likely end uses for the non-residential uses has been informed by the 

consultation process, including the Community Liaison Group, the public exhibitions, and discussions with 

nearby occupiers such as Sky. This process identified the desire for uses such as a general store, a 

pub/restaurant, a hairdressers, a florist, a community hall, a GP practice and pharmacy. The parameters 

of the proposed development have been designed to accommodate these potential end uses. 

 Given the outline nature of the application, and the length of time over which the development would be 

delivered, specific end uses have not been defined at this stage. As set out in the Development 

Specifications, the outline application seeks permission for between 3,000 m2 and 5,000 m2 of non-

residential floorspace, comprising commercial, business and service space, and/ or learning and non-

residential institution space, and/or local community space, and/or a public house/ drinking 

establishment, and/or mobility hub. Whilst informed by the desired uses that have been identified by the 

consultation process, this retains the flexibility to be able to respond to changes in demand closer to the 

time of delivery.  

 The Parameter Plans showing ground floor and first floor uses would control the areas where the non-

residential uses would be delivered. 
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Figure 4.1: Proposed Site Levels 
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Figure 4.2: Proposed Maximum Development Parcels 
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Figure 4.3: Proposed Predominant Ground Floor Uses 
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Figure 4.4: Proposed First Floor Uses 
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Built Form, Height and Massing 
 Table 4.6 summarises the maximum height for each block on the development parcels.  

Table 4.6: Maximum Block Heights and Storeys 

Blocks Maximum Heights (m AOD) Indicative Number of Storeys 

A +32.5 to +73.9 2-15 

B +64.1 to +70.4 10-14 

C +32.5 to +56.6 2-9 

D +32.5 to +56.1 2-9 

E +43.5 4-5 

F +43.2 to +58.9 5-10 

G +63.6 to +73.0 12-15 

H +32.5 to +79.8 2-17 

J +32.6 2 

K +27.3 1 

 The maximum height parameters for each block is shown in Figure 4.5 including rooftop plant and lift 

overruns. The maximum heights have been derived from the illustrative masterplan. Some blocks include 

2 m of deviation for flexibility; however, some are critical heights which have been limited due to daylight 

and sunlight considerations and townscape/ heritage/ view sensitivities. 

 There is no minimum building height requirement. 

Design Guidelines 
 The Design Code provides design guidance for the future detailed design to be delivered as part of the 

RMAs to ensure that the highest standard of design is delivered across the proposed development, as 

individual development parcels are brought forward through a process of phased development. It also 

aims to ensure a consistent and coherent design approach between different parcels, maintaining the 

overall design ethos for the wider masterplan development set out in the DAS.  

 The Design Code will be read in conjunction with the parameter plans and Development Specification, 

the latter of which describes the principal elements of the proposed development, including the 

description of development, quantum of development, tenure and mix, residential quality standards, 

open space and play space standards, transport and parking standards, and environmental performance 

requirements. 

 The Design Code presents:  

• mandatory design principles (supported by plans and diagrams) that must be followed to ensure the 

development will be of a high quality; and 

• guidance that reflects ‘best practice’ or recommendations for achieving a distinctive character. 

 The Design Code addresses the following aspects:  

• Masterplan Framework (key design principles); 

• Streets and Spaces (access strategy, hierarchy of street typologies, hierarchy of spatial typologies 

and design principles); 

• Detailing the Place (design and specification for hard and soft landscape elements, boundary 

treatments, street furniture and street lighting); 

• Built Form (sustainability objectives for the buildings on-site); and 

• Design Compliance Checklist. 

 The street typologies comprise the following: 

• Boulevard (primary street within the proposed development, connecting the main vehicular access 

point off Syon Lane to secondary streets); and  

• Lances (secondary level streets). 

 The spatial typologies comprise the following: 

• Water Gardens in the north; 

• Public Green Space (The Meander) in the west; 

• Public Square (The Clearing) in the east; 

• Edge Treatment, including the Copse and Syon Lane verge in the south; and  

• Internal Streets. 

 The building typologies comprise the following: 

• Primary Elements: 

− Syon Lane Typology; 

− Wayfinding Typology; 

− Waterside Typology;  

• Secondary Elements: 

− Linking Typology; and 

− Terrace Typology. 

 Guidance is provided on built form, pedestrian and cycle movement, public and private space, massing, 

frontages, parking and servicing. 

 Different options are presented in respect of materiality, architectural style and detailing for each of the 

building typologies. These are detailed for the main building material alongside metalwork and balconies. 

 The Design Code states that the design of the buildings would be coherent and familial throughout the 

proposed development. All buildings would share key elements such as materials, colour, proportion or 

graphic elements that provide a uniform appearance. The main materials for façades would be brick, 

glass and metal and concrete used on the bases and plinths.  
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Figure 4.5: Proposed Maximum Building Heights 
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Landscaping and Public Realm 

Public Realm and Open Space Network 
 The landscape strategy would ensure that a high quality public realm is delivered as part of the proposed 

development. The public realm would incorporate a number of outdoor spaces including streets, legible 

pedestrian routes and new public and private open spaces.  

 Figure 4.6 identifies the zones and areas which have been identified where the landscape strategy would 

be implemented (i.e. the ‘open space zone’). Within the open space zone, no built development would 

be permitted other than: 

• Hard and soft landscaping; 

• Public realm; 

• Amenity spaces (inclusive of playspace provision); 

• Structural planting; 

• Footpaths and cycleways and their associated apparatus; 

• Creations of roads and footpaths in order to provide connections for the built development; and  

• Creation of ecological habitats (including landscape planting with known biodiversity value, trees, 

hedges and shrubs).  

 The hatched area Figure 4.6 shows the open space zone at ground level. This includes all public realm 

and proposed access routes. Defensible space has been allocated to cater for private gardens and 

defensible space from the built form. This is a minimum zone so can therefore extend beyond this. Private 

amenity space is provided to the immediate west of Block J. 

 Figure 4.7 shows the maximum zones of open space at podium level have been allocated including their 

maximum heights. These have been derived from the illustrative masterplan but height deviation has 

been included to allow for flexibility. 

 Figure 4.8 shows the maximum zones of open space at roof level which can be accessed by the residents 

only and with maximum zones of biodiverse roofs. The open space at roof level could include private and 

communal open space. Maximum heights of these zones have also been indicated. 

 The Design Code makes commitments in respect of delivering a high quality design in order to create a 

distinct sense of place. 

 The following minimum areas would be provided across the masterplan as a whole: 

• 20,000 m2 publicly accessible open space including the Water Gardens; 

• 8,000 m2 communal amenity space at podium and roof level; and 

• 5,000 m2 play space (split between publicly accessible space at ground level and communal amenity 

space at podium and roof levels). 

Landscape and Biodiversity Enhancement 
 The minimum areas designated for landscaping would be 32,500 m2. 

 At the outline stage, the precise habitats, species mix, locations and areas of landscape planting are not 

yet fixed and would be confirmed at the detailed design stage . However, the following commitments 

have been made at the outline stage as presented in the Development Specification document: 

• Biodiverse rich landscaping; 

 
1 London Borough of Hounslow, 2018. Hounslow PFI - Streetscene Design Guide. Available at: Hounslow Borough Council Street Scene Design Guidance. 

• Minimum 4,000 m2 Biodiverse roofs; 

• Retention of 24 trees; and 

• Minimum of 300 new trees planted. 

 

 The proposed development would result in the loss of 153 trees out of a total 177 existing trees. The 

majority of the tree removals from within the site are of relatively low amenity value . Trees, especially 

mature specimens on the boundary of the site, would be retained wherever possible as per advice 

provided in the Arboriculture Impact Assessment that accompanies the application.  

 There would be a minimum of 300 new trees planted. The proposed tree planting would strengthen and 

enhance the characteristics of the existing tree stock and appropriate species would be selected to 

complement the site and also enhance the site’s biodiversity. 

Lighting Strategy 
 As stated in the Design Code, the proposed development would deliver appropriately designed external 

lighting to ensure a safe environment for site users. The lighting would conform to Hounslow Borough 

Council Street Scene Design Guidance1. 

 At the appropriate time, and in response to a suitably worded planning condition, quantitative criteria for 

acceptable levels of light as detailed within the Institution of Light Engineers (ILE) document entitled 

'Guidance Notes for the Reduction of Light Pollution, would be used to proactively inform a detailed 

Lighting Strategy for the proposed development and which would be secured by means of an 

appropriately worded planning condition.
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Figure 4.6: Proposed Open Space at Ground Level 
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Figure 4.7: Proposed Open Space at Podium Level 
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Figure 4.8: Proposed Open Space at Roof Level
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Access and Egress 
 The masterplan provides new routes across the site for pedestrians and cyclists, linking into existing 

routes and enhancing access to key destinations in the local area.  

 The proposed access and movement plan, as shown in Figure 4.9, outlines the proposed site access and 

egress points for the proposed development.  

Vehicular Access 
 The proposed development would retain vehicular access from Syon Lane. The existing Tesco roundabout 

would be replaced with a priority junction with a ghost-island right-turn lane, which would serve as the 

site’s main vehicular access. An additional access, dedicated for refuse and emergency vehicles, would 

be implemented at the northern edge of site, along Macfarlane Lane.  

 The site’s internal street network would be contained, in a way that seeks to maximise the areas within 

the site that are car free. From the central spine road, lanes would route east and west to access areas 

of car parking and vehicle unloading. These lanes would be provided within turning heads that allow 

vehicles to turn to enter and exit the site in a forward gear. 

Pedestrian and Cycle Access 
 The proposed development would provide pedestrian and cycle access through the site. Pedestrians and 

cyclists would access the site from Syon Lane, Grant Way and MacFarlane Lane. Three new pedestrian 

crossings would be provided as shown on Figure 4.9. 

Bus Access 
 A new bus turning facility would be provided off Grant Way, to include bus stand spaces, welfare facilities 

for drivers, cycle spaces and a mobility hub at Block K. 

Emergency Access 
 Emergency vehicles would access and navigate the proposed development using the same access and 

egress points, and internal road network as discussed above. These routes would comply with the 

minimum 3.7 m width for fire tender access. 

Servicing Access 
 Service vehicles would access the site from Syon Lane, as shown in Figure 4.9. Servicing would take 

place from within the demise of the site at loading zones, with the exception of a dedicated commercial 

servicing zone below the podium of Block H accessed from the east-west lanes. 

Parking 
Car Parking 

 The proposed development would deliver up to 400 car parking spaces, (including car club bays and 

comprising of both on-street and off-street provision). On-street parking would take the form of parking 

for disabled badge holders and parking for Car Club vehicles only.  

 The A1-A3 (retail), B1 (office) and D1-2 (leisure/community space) land uses at the site would operate 

car free, with exception of some blue badge parking provision. 

 The respective land uses would provide a percentage of disabled person parking. For the residential units, 

it is required to provide for 3 % of dwellings, that at least one designated disabled person parking bay 

per dwelling is provided. This equates to 47 spaces, which would be included within the overall provision 

of car parking spaces. It is anticipated that disabled badge holders for the site’s commercial development 

would utilise parking spaces on-street within the demise of the development if required. 

 There would be a minimum of ten car club bays.  

 Electric vehicle car charge points would be provided for 20 % of all parking spaces. Passive provision 

would be made so that all remaining residential car parking spaces would have the ability to access a car 

charge point in the future. 

Cycle Parking 

 The proposed development would deliver long stay and short stay cycle parking would be provided in 

accordance with the Intend to Publish London Plan standards.  

 The maximum extents for basement provision below ground level are shown in Figure 4.10. The grey 

shaded area is the zone allocated for cycle storage whereas the dashed zones demark the basement area 

allowances that can be utilised for plant room only. Each of the basement areas would have a maximum 

depth of +19.3 m AOD, which would equate to at most approximately 6.1 m below the proposed site 

level of +25.14 m AOD in the south-west of the site.  

 In respect of short-stay cycle parking spaces for visitors to the residential units, Sheffield Stands would 

be provided in publicly accessible locations.  

 In respect of the commercial elements of the proposed development, long-stay spaces would be provided 

for staff and short-stay spaces would be provided for visitors/customers. 

 As part of the detailed design process, the required cycle parking would be explored and could be 

provided within podiums, basement stores, and external stores in the landscape. 

Deliveries and Servicing  

Deliveries and Servicing Management 
 The majority of commercial servicing would be undertaken within the podium of Block H, with space 

provided for a minimum of two large vehicles and adequate turning provision within the boundary of the 

parcel. Commercial properties in Block B would be serviced from Grant Way, with suitable on-street 

delivery bays provided. Similar servicing bays would also be provided on MacFarlane Lane and along the 

boulevard and lanes within the site to accommodate large deliveries to residential properties.  

Waste Management 
Waste Arisings 

 The total estimated waste arising for the proposed development has been calculated in accordance with 

good practice guidance and is detailed in the Outline Waste Strategy that accompanies the application.  

 The strategy for disposing, storing and collecting waste would be determined at the detailed design stage 

and a detailed Operational Waste Strategy would accompany the RMAs. This strategy is to be secured 

by means of an appropriately worded planning condition. 

 Waste and recycling would be collected at street level from dedicated stores beneath the buildings 

fronting the boulevard and the lanes. 

 The internal street layout would be designed to minimise the need for collection vehicles to reverse, with 

turning areas provided at the eastern end of both lanes  
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Figure 4.9: Proposed Access and Movement 
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Figure 4.10: Proposed Basement Provision 
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Plant and Ventilation 

Heating 
 Low emission air source heat pumps (ASHP) would be used with gas back-up boilers to provide space 

heating and hot water. For resilience, the gas boilers would be designed to the full peak capacity of the 

site. During the RMA stage, options would be explored for the provision of on-site renewable energy. 

 Figure 4.11 shows the zone where which the energy centre would be located at ground level. This located 

has been chosen due to the requirements and restrictions of the proposed energy centre. 

Cooling and Ventilation 
 For outline applications, dynamic thermal modelling cannot be undertaken as this requires detailed 

internal layouts. Detailed overheating analysis would be considered as part of the RMAs and secured by 

means of an appropriately worded planning condition. 

 An Overheating Mitigation Strategy Report has been prepared for the application, which sets out how the 

proposed development has taken all available steps at this stage of the design to address overheating. 

Utilities 

Electricity 
 The point of connection for each block would be from the proposed substations located on the ground 

floor throughout the proposed development. The substations would be on a new 11kV high voltage ring 

main around the site. 

 A supply of 11 MVA has been applied for, and would be confirmed through the reserved matters stage, 

and secured by means of an appropriately worded planning condition.  

Gas 
 Gas is not proposed for the proposed development.  

Water 
Potable Water 

 The point of connection for the water supply would be located along Syon Lane and Grant Way, taken 

from the existing Thames Water owned water main.  

 The water demand of the proposed development would be calculated through the size and number of 

the proposed residential units. 

 Water connections would be confirmed at the RMA stage.  

Foul Water 

 The proposed foul network would collect and convey the foul flows in a conventional gravity system 

discharging to the existing foul sewer within Grant Way.  

 From the Thames Water sewer records the foul sewer in Grant Way appears to serve the existing Tesco 

store, flowing southward toward the sewer within Syon Lane. The Thames Water infrastructure plan does 

not provide an invert level for the foul sewer at this location and it is assumed (without further survey 

information) that the sewer is approximately 1.5 m to 2 m deep at this location. In order to route a 

compliant gravity sewer through the site to this location, it is anticipated that a foul pumping station 

would be required to discharge flows to the public sewer. 

 As is standard practice, ongoing consultations would be undertaken to agree the necessary scope of 

works. 

Surface Water  

 The surface water discharged from the proposed development would be reduced to an estimated 1 in 

30-year greenfield rate. 

 A new surface water drainage network would be designed and installed to serve the proposed 

development. This would ensure that peak rainfall associated with a 1 in 100 annual probability event 

(including a 40 % increase in rainfall depths to account for climate change) would be accommodated 

within the site without causing flooding of internal or vulnerable areas of the site. 

 The proposed surface water drainage strategy would collect runoff from the roofs of the proposed 

buildings, access road, car parking areas and other surrounding hard landscaped areas within the site. 

Surface water would be treated, attenuated and discharged at a controlled rate to the existing Thames 

Water surface water sewer. 

 The FRA has shown that the SUDS measures that could be incorporated into the proposed development 

could comprise: 

• Biodiverse roofs; 

• Basins and ponds;  

• Filter strips and swales; and 

• Permeable surfaces and filter drains. 

 The SUDS measures would be confirmed at the RMA stage, and secured by means of an appropriately 

worded planning condition. 
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Figure 4.11: Proposed Energy Centre Location
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Resources, Emissions and Residues 

Resource Use 
Land and Soil 

 The proposed development would be delivered on the site defined by the redline boundary. No additional 

land take would be required. 

Energy 

 An Energy Strategy is accompanying the application and demonstrates how the proposed development 

would use passive and low energy design technologies to reduce baseline energy demand and CO2 

emissions followed by the application of low and zero carbon technologies. 

 The energy strategies have been designed in accordance with the following energy efficiency hierarchy: 

• Be Lean: Maximise passive design to minimise energy usage: return on investment; 

• Be Clean: Ensure any technologies added into the building are efficient and well designed; and 

• Be Green: Once development has been as efficient as possible through passive design, less 

renewables are required to achieve the energy benchmark, therefore reducing capital cost.  

 It is expected that the proposed strategy at the Be Lean and Be Clean stages of the Energy Hierarchy 

will meet the on-site Regulated CO2 reduction target of 35 % from the London Plan using SAP 10 carbon 

emission factors. 

Potable Water  

 The residential units would have water efficient sanitary fittings installed to meet a water consumption 

rate of 105 litre (l) or less per person per day. 

 This would be met through fittings on WCs, showers, baths, basic taps, sink taps, dishwashers and 

washing machines. 

Materials 

 During the detailed design and RMA stages, material optimisation and opportunities to promote a circular 

economy would be considered as part of the proposed development. Where feasible, the design team 

would prioritise materials that: 

• have a low embodied energy, including those that can be re-used intact or recycled at the end of 

their useful life and therefore support the circular economy in construction; 

• can be sustainably sourced: 100 % of timber and timber products should be sourced from accredited 

Forest Stewardship Council (FSC) or Programme for the Endorsement of forestry Certification (PEFC) 

source; materials that are BES6001 (min very good) where possible or ISO14001 certified; 

• are durable to cater for their level of use and exposure; and 

• will not release toxins into the internal and external environment, including those that deplete the 

earth’s stratospheric ozone layer. 

 Material efficiencies would be integrated with the waste hierarchy principles, identifying opportunities to 

reuse existing materials and reducing construction waste. 

 The opportunity to locally source materials would be investigated during the detailed design stage. 

 Durable materials would be sought to reduce degradation and reduce the need to use additional materials 

over the proposed development’s lifetime. 

 These commitments would be secured by means of an appropriately worded planning condition. 

Emissions 
To Air 

 The total carbon dioxide emissions for the proposed development would be 1,059 and 39 tonnes C02 per 

Annum (unregulated), for residential and non-residential space, respectively. 

 The proposed development would target a minimum 10 % reduction over Part L 2013 for residential 

areas, and 15 % reduction from non-residential areas from fabric energy efficiency measures alone (this 

includes U-values for walls, floor, roofs and glazing, mechanical ventilation and low air permeability 

rates). Operational air emissions would primarily arise from road traffic, namely NO2 and PM10. These 

are summarised in Chapter 7: Air Quality. 

 Based on the interpretation of the most conservative emissions benchmarks, the air quality neutral 

assessment has concluded that the proposed development would meet both the buildings and transport 

emissions benchmark and would be considered air quality neutral. 

 The land uses to be introduced by the proposed would not give rise to excessive levels of noise and 

vibration emissions. No radiation sources would be introduced. 

To Sewers and Water 

 An FRA has been undertaken for the proposed development which includes an assessment of surface 

water runoff. The results of the FRA were used to inform and ensure measures for reduced surface water 

runoff were integrated into the design of the proposed development. The total maximum surface water 

discharge rate for the proposed development as a whole would be 16.86 litres per second (l/s). 

 A detailed drainage strategy would be produced at the RMA stage, and secured by means of an 

appropriately worded planning condition. 

To Land  

 No routine emissions to land are anticipated with the operational stage of the proposed development. 

Residues 
Waste 

Demolition, Excavation and Construction Waste 

 As indicated in ES Chapter 5: Demolition and Construction in this ES Volume, the proposed development’s 

estimated waste arisings for the development works would be approximately 93,500 m3. 

 The Applicant is committed to re-use on-site or recycle off-site as much as 90 % of waste materials 

arising from the development works. As a result, the totally waste to landfill would be approximately 

4,000 m2. 

 The other remaining demolition materials would be removed from site. A SWMP would be detailed within 

the CEMP to be prepared prior to demolition and construction works commencing on-site. 

Operational Waste  

 The weekly waste arisings for the proposed development is estimated to be, in total: 

• 234,634 litres per week for the residential elements; and 

• 44,290 litres per week for the non-residential elements. 

 Appropriate and sufficient dedicated storage space for refuse and recyclable waste generated by the 

residents and tenants of the proposed development would be provided for each building. This would 

enable appropriate management of waste disposal during the proposed development’s operation. 
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Sustainability Proposals 

Sustainability Appraisal 
 The following energy efficiency measures would be incorporated into the proposed development: 

• Water efficiency: flow control devices and water efficient fixtures and fittings will be installed in all 

dwellings to target a maximum internal daily water consumption of 105 litres/ person/ day; 

• Electric vehicle charging: active and passive charging points to be provided in accordance with 

London Plan requirements; 

• Net biodiversity gain: commitment to achieve more nature after a development than before. Ecology 

requirements of BREEAM Excellent to be met, including detailed ecology surveys and appropriate 

ecological enhancements; 

• Climate change adaptation: features to address the risks from climate change to be incorporated, 

including SUDS, overheating and water shortages; 

• Healthy homes: incorporating features to ensure residents can lead healthy lives, including walking 

and cycling routes, minimum space standards, enhanced biodiversity and mitigated overheating risk; 

and 

• Community creation: using the Berkeley toolkit ‘Creating Successful Places’ to ensure sustainable 

place-making and delivering social sustainability. 

 These measures would be secured by means of an appropriate worded planning condition. 

Operational Provisions and Controls 

Operational Management 
 As is standard practice, open space and public amenity areas would be maintained by a management 

agent  

 Aspects of operational management incorporated into the residential and non-residential uses would 

include technological and Integrated Electronic Security Systems, such as closed-circuit television (CCTV) 

cameras. 

Emergency and Disaster Management 

 During the detailed design and reserved matters stages, consideration would be given to the following:  

• Fire: All internal roads within the proposed development would be accessible by emergency vehicles 

and all buildings would be designed to be compliant with relevant Fire Safety Regulations; and 

• Flooding: 

− All finished floor levels would be at least 0.15 m above adjacent external ground levels; 

− The external ground profile around buildings would, where possible, be designed such that 

surface water would be directed away from buildings;  

− Extensive landscaping would be introduced at the detailed design stage which would reduce run-

off rates; and 

− A combination of SUDS features would be used throughout the proposed development in order 

to minimise the rate of discharge and volume of runoff.  

Travel Plan 
 As part of the proposed development, the Applicant has developed a Residential and Commercial Travel 

Plan to encourage the use of non-car modes of travel and ensure the sustainability of the proposed 

development. It would provide a package of measures to encourage commercial users, staff and residents 

to use alternatives to single-occupancy car-use. The measures are as follows: 

• Provision of secure cycle parking for residents, staff and visitors; 

• Regular monitoring of cycle parking use; and 

• Up to 10 car club vehicles (with all homes to receive three years’ free membership, £50 of driving 

credit per home and 1 year’s free business account for any commercial entity operating from or in 

conjunction with the site). 

 A Framework Workplace Travel Plan and a Residential Travel Plan would be submitted alongside the 

application. The final Travel Plan would be secured by means of an appropriately worded planning 

condition. 

Delivery and Servicing Management Plan 
 A Delivery and Servicing Management Plan (DSMP) would be developed at the reserved matters stage. 

The objective of the DSMP would be to manage deliveries and servicing to the site in order to ensure 

efficient and successful operations (including refuse storage and collection). Effective management would 

ensure that the potential for vehicle conflicts is avoided and that the proposed development would have 

the minimum impact on both the surrounding highway network and pedestrian network. 

 The DSMP would include details such as where deliveries and servicing would be undertaken from, who 

would be responsible for ensuring operations run effectively, what size vehicles are anticipated to require 

access and what frequency of vehicle movements are expected and would be secured by an appropriately 

worded planning condition.  
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5 DEMOLITION AND CONSTRUCTION 

ENVIRONMENTAL MANAGEMENT 
Introduction 
5.1 This chapter of the ES describes the proposed development's demolition and construction programme 

and the key works that would be undertaken during the demolition and construction stage. In addition, 

the chapter identifies the key activities of the works; the potential impacts associated with these 

activities; as well as the measures that form part of the proposed development to avoid, minimise and 

where not possible, to mitigate the likelihood of significant environmental effects.  

5.2 The information presented within this chapter has formed the basis of the demolition and construction 

assessments in ES Chapters 6-11 of ES Volume 1 and Chapters 1-2 in ES Volume 2. 

5.3 Detailed construction method statements and specifications have not yet been prepared and the lead 

construction contractor (hereafter referred to as the 'principal contractor') and sub-contractors have not 

yet been appointed to undertake the required works. However, it is possible to establish the potential 

impacts associated with the proposed development's demolition and construction works and to determine 

a framework for the management of these impacts to ensure that significant environmental effects are 

avoided and where not possible, mitigated.  

5.4 The demolition and construction management framework which has been developed for the proposed 

development as part of the iterative design process is set out within this chapter and within a would form 

the basis for a Construction Environmental Management Plan (CEMP) to be implemented during the 

demolition and construction works. The framework has been developed in tandem with a draft 

Construction Management Plan which accompanies the application as a standalone report, as well as a 

draft Construction Logistics Plan (CLP) which is presented in the Transport Assessment (Technical 

Appendix: 7.1 in Volume 3).  

5.5 A detailed CEMP would be secured by means of an appropriately worded planning condition and would 

be prepared in advance of the demolition and construction works following the appointment of the key 

contractors. The detailed CEMP would include a CLP, as well as a Site Waste Management Plan (SWMP).  

5.6 The framework presented within this chapter has been prepared in accordance with standard best 

practice and regulatory requirements. It presents an outline of all the anticipated environmental issues 

and necessary management controls that would be covered within the CEMP. More specifically, the CEMP 

would define relevant policies, legislative requirements, thresholds/limits, procedures, roles and 

responsibilities for the implementation of environmental and management controls throughout the 

duration of the works. The CEMP would be discussed and agreed with the LBH in advance of any works 

commencing on-site. 

5.7 It is standard practice to allow the appointed contractors to have substantial input into documents such 

as the CEMP; however, at this stage of planning, contractors have not yet been appointed and detailed 

method statements have not yet been prepared. Nevertheless, the likely content of such documents can 

be predicted with a reasonable degree of certainty by the Applicant; having regard to the standard 

requirements of LBH and the experience of the Applicant and project team in developments of this scale. 

As such it is considered that the likely environmental effects are still capable of assessment in this ES. 

5.8 It is important to note that this chapter does not assess the magnitude of potential impacts, nor the 

significance of likely effects during the demolition and construction works, as these are included within 

individual technical assessments of ES Volume 1 and ES Volume 2. In this regard, measures and controls 

set out in this chapter have been considered as embedded mitigation within each of the technical 

assessments.   

Programme of Works 
Development Programme 
5.9 Given the outline nature of the application, a detailed development programme has not yet been 

finalised. However, to enable assessment of likely environmental effects within this ES, an indicative, 

but feasible, programme has been developed by the Applicant based on a number of assumptions. These 

assumptions have been informed by an understanding of current and future projected market conditions, 

logistical arrangements, technical considerations and professional experience, all of which are considered 

to be reliable.  

5.10 Due to the scale of the proposed development, it is envisaged that the demolition and construction works 

would be completed in phases. Figure 5.1 depicts the indicative demolition and construction phasing 

strategy for the proposed development. 

 

Figure 5.1: Indicative Demolition and Construction Programme 

5.11 The proposed development’s ten blocks would be delivered in six overarching phases with associated 

enabling, demolition, construction and fit out works.  

5.12 An indication of the assumed sequencing of works is presented in Table 5.1 based on the assumption 

that planning permission is secured by end of 2020 and that enabling and demolition works would 

commence in May 2025 only once the new Tesco store at the Homebase development becomes 

operational.  

5.13 Figure 5.2 illustrates the sequencing graphically. 
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Table 5.1: Indicative Demolition and Construction Works 

Demolition and Construction Phasing Start Date Completion Date 

Enabling and Demolition  

Enabling and Demolition Works Q2 2025 Q4 2028 

Construction 

1. Block H Q3 2025 Q3 2028 

Substructure Q3 2025 Q2 2026 

Superstructure Q1 2026 Q3 2027 

Façade Installation Q2 2026 Q3 2028 

Fit-Out Q3 2026 Q3 2028 

Plot Handover – 298 Units Q2 2027 Q3 2028 

2. Blocks B and K Q2 2027 Q3 2029 

Substructure Q2 2027 Q3 2027 

Superstructure Q3 2027 Q3 2028 

Façade Installation Q4 2027 Q3 2029 

Fit-Out Q3 2028 Q3 2029 

Plot Handover – 179 Units Q3 2028 Q3 2029 

3. Block A Q2 2028 Q3 2031 

Substructure Q2 2028 Q1 2029 

Superstructure Q3 2028 Q1 2030 

Façade Installation Q4 2028 Q1 2031 

Fit-Out  Q1 2029 Q3 2030 

Plot Handover – 431 units Q3 2029 Q3 2031 

External Works and Landscaping, including New Junction Q2 2031 Q4 2031 

PFS Demolition and Syon Lane Junction Re-alignment Q4 2028 Q4 2028 

4. Block C Q1 2030 Q4 2032 

Substructure Q1 2030 Q3 2031 

Superstructure Q3 2030 Q2 2032 

Façade Installation Q1 2031 Q4 2032 

Fit-Out  Q1 2031 Q4 2032 

9 Town Houses External and Internal Works Q3 2031 Q4 2032 

Plots Handover – 231 units, including town houses Q4 2031 Q4 2032 

External Works and Landscaping, including New Junction Q3 2032 Q4 2032 

Temporary Parking Removal Q2 2031 Q2 2031 

5. Block G Q3 2031 Q3 2033 

Substructure Q3 2031 Q4 2031 

Table 5.1: Indicative Demolition and Construction Works 

Demolition and Construction Phasing Start Date Completion Date 

Superstructure Q4 2031 Q1 2032 

Façade Installation Q1 2032 Q3 2033 

Fit-Out Q2 2032 Q3 2033 

Plot Handover – 130 Units Q4 2032 Q3 2033 

6. Block F Q1 2032 Q1 2034 

Substructure Q1 2032 Q3 2032 

Superstructure Q2 2032 Q1 2033 

Façade Installation Q3 2032 Q1 2034 

Fit-Out Q4 2032 Q1 2034 

Plot Handover – 126 units Q2 2033 Q1 2034 

7. Block D Q3 2032 Q1 2035 

Substructure Q4 2032 Q2 2033 

Superstructure Q1 2033 Q4 2033 

Façade Installation Q2 2033 Q4 2034 

Fit-Out  Q3 2033 Q2 2034 

Lifts Q3 2033 Q3 2034 

Plot Handover – 174 units Q1 2034 Q1 2035 

Syon Lane Junction Complete Q4 2032 Q4 2032 

8. Block E Q3 2033 Q2 2035 

Substructure Q3 2033 Q1 2034 

Superstructure Q1 2034 Q2 2034 

Façade Installation Q2 2034 Q1 2035 

Fit-Out Q3 2034 Q2 2035 

Plot Handover – 36 units Q1 2035 Q2 2035 

9. Block J  Q4 2033 Q2 2035 

Substructure, Superstructure, Façade Installation, Fit-Out Q4 2033 Q2 2035 

Plot Handover – 12 houses Q2 2035 Q2 2035 

Total Programme Q2 2025 Q2 2035 

Note: Landscaping would be completed for the perimeters of each block within the final quarter prior to the 

block’s completion. 

5.14 For the purpose of the EIA, the development works are anticipated to be undertaken over a 10-year 

period and would be completed by April 2035.  

5.15 The final construction programme would be agreed upon appointment of the contractors and prior to 

commencement of any development works on-site. 
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Demolition and enabling Phase 1 – PFS open, Block H built first, followed by Block B Phase 1a – PFS closed, Block H occupied, Blocks B and A ongoing  

   
Phase 1b – Blocks H & B occupied, Blocks A and C ongoing  Phase 2 – Blocks A, B & H occupied, Blocks C, F and G ongoing  Phase 3 – Blocks A, B, C and H occupied, Blocks F and G ongoing 

   
Phase 4 – Blocks A, B, C, F, G and H occupied, Blocks D, E and J ongoing Phase 5 – Blocks A, B, C, D, E, F, G and H occupied, Block J ongoing Phase 6 – All Blocks Occupied 

Figure 5.2: Demolition and Construction Sequencing and Vehicle Routing 
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Description of Works 
Background 
5.16 Early discussions would be held with LBH and other relevant statutory consultees to cover site logistics, 

management, access and egress and hoarding arrangements. 

5.17 Prior to work starting on-site, the CEMP, CLP and SWMP would be produced and agreed with LBH. This 

will include roles, responsibilities, details on the control measures and actions to be taken to minimise 

the potential environmental impacts of the proposed development, as well as monitoring and record-

keeping requirements. 

5.18 In addition to liaison with LBH and other statutory consultees, a key aspect of the successful 

management of the demolition and construction works would be the maintenance of good relations with 

the site neighbours and the general public. The Applicant would also consider other developments that 

may proceed at the same time and ensure close liaison to co-ordinate and minimise potential cumulative 

impacts from the demolition and construction works. 

Pre-Commencement Works 
5.19 Prior to the commencement of works on the site, the following investigations and activities would be 

undertaken: 

• Preparation of a Pre-Tender Health and Safety Plan, Demolition Method Statement and Construction 

Tender Documents concluding in the appointment of a principal contractor; 

• Review of the building registers for buildings to be demolished; 

• Geotechnical and Environmental Site Investigations (SI) works to inform the detailed structural 

design and to confirm ground conditions at the site;  

• Survey of existing services and diversion, capping, and/or isolation of existing services running 

through or in close proximity to the site; and 

• Preparation of an appropriate Remediation Strategy, Foundation Works Risk Assessment and CEMP 

for the proposed development. 

5.20 In addition, the following would be undertaken: 

• Discharge of relevant planning conditions; 

• Connection of temporary services to support on-site activities which would include power (if not 

completed by this time), sanitation, telecommunications, and gas (for site welfare etc.); and 

• Phased disconnection and closing of drainage services to suit the programme of the demolition 

contract. Where necessary, service diversions would be carried out to ensure continuity of existing 

services prior to disconnection. 

Enabling Works 
5.21 Prior to commencement of works, a 2.4 m hoarding would be erected along the boundaries of the site 

as appropriate and suitable access would be arranged in consultation with LBH and TfL. Hoardings would 

be made secure, separating the general public from on-site activities. Areas within the site would be 

designated for site offices, waste management, material laydown, etc. and all signposted accordingly. 

The site compound would initially be located on the western side of MacFarlane Lane.  

 
1 Secretary of State, 2012. The Control of Asbestos Regulations. 

2 Secretary of State, 2015. The Construction (Design and Management) Regulations. 

5.22 The compound would comprise prefabricated units up to 9 m high, including supporting welfare facilities 

and limited car parking. When the houses are delivered here as part of phase 9 (Block J), the site 

compound would move to an appropriate unit within the completed blocks. 

Demolition Works 
5.23 Demolition works would comprise the removal of the existing building on-site together with any below 

ground structures and foundations. This would initially comprise the Tesco Extra store in Q2 2025. The 

Petrol Filling Station (PFS) would follow at vacant possession in Q2 2027. 

5.24 Any asbestos identified from the Asbestos Register would be removed and disposed of by a fully licensed 

and qualified contractor before any other works are undertaken in accordance with the Control of 

Asbestos Regulations 20121, the Construction Design and Management Regulations 20152 and under a 

license from the Health and Safety Executive. During the internal strip-out and removal of asbestos, 

protection would be put in place.  

5.25 Building demolition would be undertaken using long reach excavators fitted with metal shears and where 

practically possible, machinery would be located as far as possible from sensitive receptors. This would 

ensure the safety of the operatives carrying out the demolition work and help to keep noise to a 

minimum. There would be minimal dust due to the steel framed nature of the building. 

5.26 The demolition works would require careful cutting of joints and removal of individual elements. The 

most efficient method of demolition would be determined by the specialist demolition contractor and 

agreed with the principal contractor prior to execution. 

5.27 Once the buildings are reduced to a safe level, the resultant materials would be sorted for safe disposal 

and the hard standings broken up using a machine mounted breaker. Blacktop surfacing would be 

removed with road planers. All stored material and on-site skips would be covered to reduce fugitive 

dust emissions. Where this is not practically possible, such as stockpiles of crushed concrete, the 

damping down of material would be undertaken. Where possible, crushing plant would be utilised to 

grade concrete and brick from the demolition works, and where possible stockpiled for reuse within the 

proposed development or as piling mat. The level of re-use and recycling would be in accordance with 

the Applicant’s sustainability targets. 

5.28 Material loads removed from site following the demolition works would be covered and appropriate wheel 

washing facilities would be located at the site egress to prevent material spreading onto the road 

network. The road network would also be cleaned, when necessary, with the use of a street sweeper to 

remove any build-up of material of the road network. 

Substructure Works 

Site Preparation  

5.29 The phased site preparation works are likely to be undertaken by standard excavators and heavy goods 

vehicles (HGV) for the removal of material off-site. 

5.30 If found at the site, soil with contaminant concentrations exceeding the site acceptance criteria that has 

been agreed with LBH, would be remediated in accordance with the agreed Remediation Strategy. The 

Applicant would explore opportunities for on-site remediation and re-use where possible of contaminated 

soils if and where found. Where on-site remediation or containment of contaminated soils is not feasible, 

soil would be disposed off-site at a landfill appropriate to the level of contamination present and waste 

classification determined from chemical analysis or Waste Acceptance Criteria testing as necessary, to 

ensure compliance to the Environmental Permitting Regulations3.  

3 The Secretary of State and the Welsh Ministers, 2016. The Environmental Permitting (England and Wales) Regulations.  
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Excavation Works 

5.31 Waste arising from the site clearance, primary infrastructure and earthworks is expected to comprise 

made ground/topsoil, rubble, bricks, concrete, tarmac from former hard standings, gravel and clay 

material. 

5.32 Where possible, noting the contaminants identified on-site following the initial SI works, appropriate 

material excavated during ground works would be used as temporary back-fill and to create the piling 

mat material where necessary. 

5.33 Any clean (i.e. uncontaminated) excavated material that cannot be reused on-site would be removed by 

licensed waste carriers and sent for reuse at another development site or sent for disposal at 

appropriately licensed facilities (these are expected to be inert waste landfill sites).  

Piling and Foundations 

5.34 In respect of foundations, the following options would be considered for the proposed development: 

• Piled foundations at a depth of approximately 20 m; and 

• Raft foundations and a depth of approximately 1.5 m. 

5.35 A piling risk assessment would be undertaken to inform the most appropriate piling method to be 

adopted. 

Superstructure Works 
5.36 The proposed development would comprise ten blocks: 

• Block A, B, C and H would be mixed-use and residential; 

• Block D, E, F G and J would be residential; and 

• Block K would be a mobility hub. 

5.37 The main structure for the blocks would be in-situ reinforced concrete.  

5.38 The construction of the reinforced concrete columns and walls would follow in sequence behind the walls 

on a floor by floor basis. Structural movement joints would be incorporated in accordance with the design 

details. 

5.39 For the purposes of the EIA it is anticipated that concrete would be delivered via ready mix concrete 

trucks from surrounding batching plants. Concrete would normally be placed using a mobile pump or 

skip from crane. 

5.40 Prefabrication off site of columns, stairs and any other elements of concrete would be considered. Modern 

Methods of Construction (MMC) would be considered in the construction of the proposed development, 

subject to commercial and technical viability, but have not been considered in this EIA. 

Façade Installation/Envelope Works 
5.41 Building materials would be selected and agreed with LBH at the RMA stage and are likely to include a 

common palette of building materials such as: 

• Curtain Walling; and 

• Steel Framing System and Brickwork. 

Fit-Out Works 
5.42 Commercial areas would be fitted out to a ‘shell and core’ level with tenants or occupiers undertaking 

their own specific fit out of the areas. 

5.43 The residential units and communal lobbies would be completely fitted out, ready for immediate 

occupation. 

Public Realm, Landscaping and Roads Works 

Public Realm 

5.44 In respect of the newly introduced, pedestrian friendly public realm, the following works would be 

undertaken on-site: 

• Site levelling; 

• Introduction of appropriate paved materials; 

• Provision of street furniture, including litter bins, benches, signage and lighting; and 

• Introduction of landscaping, including trees, and planting.  

Landscaping Works 

5.45 Landscaping of the proposed development, including public amenity areas and perimeter public realm 

would be undertaken in accordance with the landscaping plans accompanying the application, as 

presented within Chapter 4: Proposed Development Description and as further detailed as part of the 

discharge of planning conditions, following completion of the key construction works. 

Road Works 

5.46 Reconfiguration of the existing Tesco and Macfarlane Lane junctions, and delivery of three pedestrian 

crossings (on Syon Lane and Grant Way) would be undertaken during the course of the proposed 

development. This would be completed as part of the S278 works and would be subject to the appropriate 

permits and authorisations from the relevant authorities. The works would be phased to minimise 

impacts to the patrons of Tesco using the PFS, Sky and local residents. 

Utilities and Service Installation 
5.47 Utility connections for the proposed development would be procured from the statutory utility companies. 

They would install all necessary new services in the footpath as needed and coordination of these works 

would be managed to minimise the effects on all users of the highway. Services diversions and temporary 

closures would be put in place as necessary and notice given to affected parties through the usual 

consultation process. 

5.48 New permanent and temporary substations would be required to serve the proposed development.  

5.49 There may be the requirement to locally lower HV and LV electrical infra-structure within the highway 

and to install new HV cables from a local primary substation to serve the proposed development, however 

this will be confirmed during detailed design. 

5.50 At present, no other major off-site service works beyond standard connections at the site boundary (Foul 

and potable water, gas and BT) are envisaged. 

Materials, Bulk Quantities and Waste 
Materials Management 

Selection 

5.51 The 'sustainability' of raw materials would be considered during the procurement process. Wherever 

possible, primary construction materials would be selected following the Building Research Establishment 

(BRE) 'Green Guide to Specification' selection criteria. These include: 

• minimising embodied energy content (the energy used in manufacture); 

• using recyclable materials where they have high embodied energy; and 
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• maximising the recycled content of the material, ease of maintenance, appropriate sourcing of 

materials, and totally excluding deleterious and hazardous materials. 

5.52 The preliminaries document for the Applicant would also stipulate that no insulation materials containing 

substances that contribute to stratospheric ozone depletion or with Global Warming Potential would be 

used.  

5.53 Furthermore, there would be a tender specification requiring that no peat or natural weathered limestone 

would be used within the proposed development and that the Applicant obtains building materials from 

sustainable sources, and to source these locally where possible.  

5.54 A strategy to minimise the use of new aggregates would be prepared by the Applicant as a specific tender 

requirement. 

Storage and Handling 

5.55 All construction materials would be appropriately stored on-site to minimise damage by vehicles, 

vandals, weather or theft.  

5.56 Due to the limited amount of space on-site, where practical, contractors would be expected to operate 

a ‘just-in-time’ policy for the delivery and supply of construction materials, and packaging would be 

returned. This means that materials would be brought to the site just before their incorporation into the 

work, thereby minimising the need for on-site storage.  

5.57 Where possible, prefabricated elements would be lifted directly into position from delivery vehicles. This 

would assist in reducing on-site storage and labour requirements and construction noise levels, thereby 

reducing potential nuisances to surrounding receptors.  

Materials Waste Volumes and Management 
5.58 Table 5.2 provides an estimate of the quantities of material likely to be generated as a result of the 

demolition of the existing buildings, structures, hardstanding, below ground features and foundations 

on-site. The Applicant is committed to re-use on-site or recycle off-site as much as 90 % of waste 

materials arising from the development works. 

5.59 The other remaining demolition materials would be removed from site. A SWMP would be detailed within 

the CEMP to be prepared prior to demolition and construction works commencing on-site. 

Table 5.2: Estimated Waste Arisings 

Waste Generation From: 
Total Volume 

(m3) 

Re-use on-site 

subject to 

contamination 

testing* (m3) 

Material to be 

recycled off-site* 

(m3) 

Total Landfill 

(m3) 

Demolition Works 18,500  16,800  1,700  0  

Excavation Works 45,000  0  44,000  1,000  

Construction Works 30,000  0  27,000  3,000  

Total 93,500  16,800  72,700  4,000  

Notes: *Based on a 90 % recycling and re-use target for construction, excavation and demolition waste. 

Vehicles and Plant 
Vehicle Movements 
5.60 Estimated numbers of demolition and construction related vehicle journeys have been calculated based 

on volumes of demolition, excavation and construction waste material together with imported materials.  

5.61 The anticipated two way (in and out) peak hour vehicle movements and the anticipated two way (in and 

out) average vehicle movements over the duration of the demolition and construction works for the 

proposed development would be as follows: 

• Peak over approximately 8 years: up to 97 vehicle arrivals are anticipated to arrive at the site over 

the course of the day and it is estimated that 71.6 % (69) of these would be HGVs. This would 

predominantly comprise the majority of the works period where piling, sub structure, superstructure, 

façade and fit out would be occurring concurrently to separate phases of the development. 

• Average over the 10 years: 30.6 vehicle movements per day (61 in total two way movements). 

Access and Routing Arrangements 
5.1 Detailed consideration would be given in assessing the assignment and routing of traffic as part of a 

construction traffic management plan, including the following: 

• Location of suppliers and waste receivers of materials to be transported; 

• Vehicle height / weight restrictions;  

• Carriageway width restrictions;  

• Location of schools, residential properties and other non-commercial land uses adjacent to access 

routes; and 

• Heavily trafficked / congested areas. 

5.62 Demolition and construction access would primarily be taken from Syon Lane, as illustrated in the in 

Figure 5.2. 

5.63 A detailed construction access and logistics plan would be developed at the RMA stage. Consideration 

would be given to keeping the impact on local residents to a minimum. Additionally, construction access 

and logistics would be influenced by methods of construction and works phasing. 

5.64 On-site resident access to completed blocks would be clearly segregated from construction traffic as 

shown in Figure 5.2.  

Parking 

Construction 

5.65 Provisions would be made within the site for essential on-site parking only, but otherwise there would 

be a general policy of no on-site car parking. The site labour force would be encouraged to use public 

transport.  

Typical Plant and Machinery 
5.66 Consideration has been given to the types of plant that are likely to be used during the demolition and 

construction works. The plant, machinery and other equipment associated with the demolition and 

construction process is set out in Table 5.3. 
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Table 5.3: Proposed Development Typical Plant and Machinery 
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Hoists     ✓ ✓  

Cutters, drills and small tools ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

360º excavators ✓ ✓ ✓ ✓   ✓ 

Skid steer loader  ✓      

Asphalt planer ✓ ✓      

Breakers and crunchers ✓ ✓ ✓ ✓ ✓  ✓ 

Hand held breaker  ✓ ✓ ✓ ✓   

Dumper Trucks ✓ ✓ ✓ ✓   ✓ 

Scabbler    ✓ ✓   

Tower Cranes, Mobile Cranes   ✓ ✓ ✓   

Skips and Skip Lorry ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

Fork lift truck ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

Generators ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

Hydraulic benders and cutters ✓ ✓ ✓ ✓ ✓  ✓ 

HGVs/lorries/vans ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

Piling rigs    ✓    

Scaffolding and mobile access 

platforms 
 ✓  ✓ ✓ ✓  

Ready-mix concrete lorry    ✓ ✓  ✓ 

Concrete pump    ✓ ✓   

Mortar batching plant      ✓  

Water pump  ✓ ✓ ✓   ✓ 

Temporary supports  ✓ ✓ ✓    

Wheel cleaning plant, road 

sweeper 
✓ ✓ ✓ ✓ ✓  ✓ 

Air Compressors  ✓ ✓ ✓ ✓   

Material Distribution Strategy 
5.67 The site crane strategy is yet to be finalised; however, at this stage it is expected that during construction 

eight tower cranes would be utilised to serve all the buildings – although not all the cranes would be in 

use concurrently. The cranes would be responsible for moving materials vertically, directly from the 

vehicle unloading areas to the work face. The crane strategy would be prepared in accordance with the 

appropriate highways obligations.  

5.68 Internal fit out materials would be distributed by goods/passenger hoists on each building to the relevant 

floor.  

Construction and Contracting Strategy 
5.69 The Applicant and principal contractor would be responsible for a number of sub-contractors and 

ultimately for the environmental management during the demolition and construction process.  

5.70 Stringent contractual procedural and performance obligations would be placed on sub-contractors under 

a clear management structure.  

5.71 The Applicant’s policies with regard to employment; training; health and safety; and customer care 

would be adhered to and would form the basis for demolition and construction procedures and behaviour.  

Employment 
5.72 The construction of the proposed development would generate employment; a proportion of the 

construction employment is expected to be generated on-site, with the rest being elsewhere in the 

construction supply chain. It is estimated that approximately 256 net full-time equivalent construction 

jobs would be created within Greater London (61 additional outside) during the construction of the 

proposed development, once leakage and displacement have been taken into account. The construction 

works would have local benefits through construction training and targeting the local labour force. This 

would be achieved through employment and training initiatives. 

5.73 The proposed development would aim to support construction apprenticeships during the demolition and 

construction stage. 

5.74 Full details of construction employment are provided in ES Chapter 6: Socio-Economics.  

Hours of Work 
5.75 The core working hours during the demolition and construction stage would be as follows: 

• 08:00 – 18:00 hours Weekdays; 

• 08:00 – 13:00 hours Saturday; and 

• No working on Sundays or Bank Holidays. 

5.76 In order to maintain the above working hours, the principal contractor may require, at certain times, a 

period of up to one hour before and after normal working hours, to undertake start and close down 

activities (this would not include works that are likely to exceed agreed maximum construction works 

noise levels).  

5.77 Although working outside the stated hours would not normally be undertaken, it is possible that some 

deliveries may take place at night, and that certain works may have to be done during this period for 

safety or other considerations. If required, such works would be subject to reasonable notice and either 

securing the required licenses or obtaining prior agreement with LBH, who may impose certain 

restrictions. Works not audible at the site boundary may be undertaken out of core hours as required 

and would not be subject to these restrictions. 
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Health and Safety 
5.78 All works on-site would be undertaken in accordance with the provisions of the Construction (Design and 

Management) (CDM) Regulations 20154. A Principal Designer would be appointed by the Applicant and 

would work with the Project Team to ensure compliance with these Regulations.  

5.79 All method statements would incorporate regulatory safety matters and a Health and Safety File would 

be maintained on-site for inspection by the Health and Safety Executive, the LBL and others as 

appropriate. 

Consultation 
5.80 The Applicant would engage with and inform the local community and local stakeholders of particular 

construction tasks and indicative timelines across the individual construction phases and would ensure 

that both parties were fully involved in any such dialogue. 

5.81 Matters for public consultation during the demolition, excavation and piling works would be brought to 

the public’s attention through staging drop-in exhibitions and the circulation of bespoke newsletters 

within the established catchment area. Local stakeholders would be engaged in direct communication 

with the Applicant, design team and other such consultants as required from time to time through the 

established Resident's and Community Liaison Groups. These groups would be open to new members as 

and when required and would be run in accordance with the stipulations of the LBH. 

5.82 The Applicant’s procedures would allow for: 

• a clear point of contact for the public to make enquiries and to submit complaints to; 

• details of how enquiries would be registered and progressed; 

• advising of the intended timescales for responding to any matters raised; 

• records of any responses given, and to whom; and 

• escalation procedures if the Applicant’s response was not considered satisfactory. 

5.83 The Applicant would endeavour to liaise and co-ordinate with other development works in close proximity 

to the site, to reduce, as far as reasonably practicable, potentially adverse cumulative impacts. 

Potential Environmental Impacts 
5.84 A review of the potential environmental impacts associated with the demolition and construction works 

has been undertaken to proactively inform the development proposals and agree appropriate mitigation 

measures. Potential impacts can arise from day to day works or from individual instances of accidents, 

poor operation or management. However, they are largely dependent on the implementation of effective 

management and controls e.g. the employment of dust suppression methods, use of a well trained 

workforce and properly maintained plant which would be the responsibility of the Applicant as required 

in tender and CEMP documents.  

5.85 A summary of the potentially significant environmental impacts that could arise during the demolition 

and construction works, and key mitigation measures integral to the development proposals are provided 

in Table 5.4. Further detail and assessment of these potential impacts are provided in ES Chapters 6-11 

of ES Volume 1 and Chapters 1-2 in ES Volume 2. 

 

 

 
4 Health and Safety Executive, 2015: The Construction (Design and Management) Regulations 2015 

Table 5.4: Demolition and Construction Impacts  

Issue Potential Impacts CEMP Mitigation 

Archaeology Truncation, removal, 

destruction of archaeological 

resources 

• Archaeological evaluation on the site prior to the 

construction of the current store revealed remains of 
no more than low significance, and in view of this and 
the likely fragmented condition of any surviving 
remains, it is considered that no further 
archaeological work is necessary. 

Ground, 

water 

Potential for soil contamination • Undertake Geotechnical Site Investigations to confirm 

current soil and groundwater conditions at the 
application site. In the event that gross contamination 
is found, soil would be removed and/or an appropriate 

Remedial Strategy developed in conjunction with LBH 
and the EA. 

Pollution incident through spill 

of fuels or chemicals, or 

discharge of sediment laden 

water / runoff or accidental 

deposition of construction 

materials during construction 

works over water 

• Appropriate storage of fuels and potentially hazardous 
construction materials within a secure site compound.  

• Provision of on-site pollution control kits.  

• Use of settlement system prior to discharge.  

• Preparation and implementation of appropriate 
method statement for safe working over or near 
water, to include measures such as safety nets.  

Siltation and contamination of 

surface water runoff and 

ground water 

• Use of settlement tanks, bunding and street 
sweeping.  

• Appropriate storage of fuels and potentially hazardous 
construction materials within a secure site compound.  

Disruption of on-site 

contaminated soil 

• Removal and replacement of imported clean topsoil 
for proposed private gardens. 

Noise Temporary increased noise 

levels at surrounding residential 

and commercial properties, 

from HGV vehicle movements 

and demolition / construction 

activities e.g. breaking out, 

crushing, piling, cutting etc. 

• Installation of 2.4 m site hoarding. 

• Agreement of working hours with LBH, careful 
selection of quiet plant. 

• Adoption of Best Practicable Means (BPM). 

• Appropriate siting and regular maintenance of plant. 

• Use of temporary acoustic barriers around specific 

activities etc.  

• Hydraulic cutters, breakers and piling rigs screened 
with an acoustic tent, such as echo barrier acoustic 
tent, to provide a 10 dB reduction.  

• Handheld breakers and scabblers screened with a 

moveable barrier, to provide a 5 dB reduction across 
all of the construction stages. 

• Setting of noise and vibration limits with associated 
monitoring during the works. 

Vibration Vibration impacts on local 

buildings, due to increased 

vibration from demolition 

works, piling, use of HGVs 

within the site etc. Vibration 

from plant during demolition, 

piling and general construction 

works e.g. from piling rigs 

• Construction techniques proposed are considered 
unlikely to result in significant vibration impacts but 
the need for vibration monitoring / setting of vibration 

action levels would be discussed and agreed with LBH. 
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Table 5.4: Demolition and Construction Impacts  

Issue Potential Impacts CEMP Mitigation 

Dust, air 

quality 

Windblown dust generated from 

demolition works, earthworks, 

stockpiles, construction vehicle 

movements on unpaved 

surfaces, crushing etc. 

• Develop a Dust Management Plan (DMP), to be 
approved by the LBH, which would include measures 

such as implementation of dust suppression 
techniques, such as damping down, use of temporary 
screens, covering of stockpiles, soft strip of buildings 
prior to demolition etc. 

• Implement mitigation measures recommended in 
Mayor of London’s Control of Dust and Emissions 
During Construction and Demolition SPG’ (Table 5.5) 

to reduce impacts from high risk sites. 

Exhaust emissions from 

demolition and construction 

related traffic and construction 

plant, both mobile and 

stationary 

• Implement a travel plan that support and encourage 

sustainable travel. 

• Ensure all Non-Road Mobile Machinery (NRMM) 
comply with the standards set in the Mayor of 
London’s Control of Dust and Emissions During 

Construction and Demolition SPG’. 

• Implement on-site speed limit of 15 mph and ensure 
vehicles switch off engines when stationary. 

Traffic, 

pedestrian 

and cycle 

access 

Temporary traffic disruption 

caused by site traffic and an 

increase in HGV movements 

• Implementation of a CLP. 

• Use of TfL and LBH approved access points and routes 

to the application site, with deliveries outside peak 
hours where possible (and abnormal loads at quiet 
times, subject to agreement with the LBH and TfL). 

• Coordinate deliveries so vehicles would not be waiting 
on the local highway. 

Transfer of mud and materials 

from vehicles onto public 

highways causing the potential 

for pollution hazards 

• On-site wheel washing facilities. 

Temporary disruption to 

pedestrian access and routes 

within and surrounding the site 

• Implementation of a CLP. 

• Maintenance of footpaths around the application site, 
where possible, ensuring access is maintained for all. 
Signs and temporary barriers would be used to inform 
the public of changes to pedestrian/cycling routes. 

Accidents and safety • Implementation of a CLP. 

• Appointment of specialist highways contractor 
approved by LBH used for demolition and construction 

of new access points and any adaptation to existing 
crossovers. 

Site workers Release of asbestos during 

demolition  

• Completion of Asbestos Surveys and removal of all 

identified asbestos materials by a specialist contractor 
as part of the demolition works. 

Exposure of construction staff 

to contamination, if confirmed 

during planned site 

investigations works. 

• Use of Personal Protective Equipment (PPE). 

Fire risk • Preparation and implementation of a Fire Safety Plan, 
which would set out emergency procedures and fire 

exit routes from the site. 

Accidental spills and discharges 

from the storage of fuels and 

• Appropriate storage of fuels and potentially hazardous 

construction materials within a secure site compound. 

Table 5.4: Demolition and Construction Impacts  

Issue Potential Impacts CEMP Mitigation 

Ecology and 

Trees 

construction materials which 

may create pollution hazards 

• Provision of on-site pollution control kits. 

Accidental release of surface 

water runoff containing elevated 

levels of suspended sediments 

or other contaminants 

• Use of settlement system prior to discharge. 

Permanent damage and loss of 

habitats 

Injury or death of protected 

birds and animals 

• Undertake removal of trees outside of the bird 
breeding season of March to August in the event that 
nesting birds are encountered. 

• Apply root protection zones around any retained trees 

on or adjacent to the site. To avoid inadvertent 
damage to existing trees, the use of a mechanical 
excavator would be acceptable so long as the 

adjacent walls are demolished inwards onto the 
building footprint, and foundations/surfaces are 
carefully lifted. 

• Undertake vegetation clearance between September 
and February, outside of the bird nesting season, or 
following checks by an experienced ecologist. 

Damage/disturbance to 

designated wildlife areas and 

sensitive habitats (invasive 

species) 

• Commission of a dedicated Japanese knotweed 
Fallopia japonica survey prior to commencement of 
demolition and construction works to identify stands 
which may be present/require remediating. 

Lighting impacts to ecology • Careful sighting of lighting to avoid light spill to 

identified receptors. 

Views Change in views of the site as a 

result of introduction of 

construction equipment, 

particularly cranes 

• Installation of 2.4 m site hoarding. 

• Implement standard, good site housekeeping. 

Residential 

Amenity 

Temporary visual intrusion for 

nearby residents, occupiers of 

other land uses, pedestrians 

and passers-by. 

Temporary visual intrusion of 

construction works on views 

into and out of the site 

Temporary increases in road 

noise and vibration generated 

from construction vehicles. 

Temporary increases in noise 

and vibration levels generated 

from the use of site plant and 

machinery 

Temporary generation of wind-

blown dust nuisance from 

ground surfaces, stockpiles, 

vehicles, work faces and cutting 

and grinding of materials 

Temporary generation of 

exhaust emissions from lorries 

• Installation of 2.4 m site hoarding. 

• Implement standard, good site housekeeping. 

• Adopt appropriate construction site layout. 

• Use of on-site wheel washing facilities. 

• Implement dust management. 

• Implement demolition and construction traffic 
management. 

• Agreement of working hours with LBH. 

• Careful selection of quiet plant, appropriate siting and 
regular maintenance. 

• Use of temporary acoustic barriers around specific 
activities etc.  

• Setting of noise and vibration limits with associated 
monitoring during the works. 
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Table 5.4: Demolition and Construction Impacts  

Issue Potential Impacts CEMP Mitigation 

and plant delivering and 

removing materials including 

dust and particulates which may 

impact upon local air quality  

Natural 

resource use 

and waste 

management 

Waste generation and disposal 

of materials to landfill 

• Preparation and implementation of a SWMP. 

• Waste minimisation at source, with segregation and 
recycling of waste generated. 

• Re-use of demolition waste as piling mat. 

Use of natural resources • Preparation and Implementation of a SWMP. 

• Appropriate sourcing of materials. 

Scope of Mitigation and Environmental 

Management Controls 
5.86 This section sets out the mitigation and environmental management controls that would be committed 

to and delivered pursuant to either planning conditions, obligations contained in a legal agreement 

(under Section 106 of the Town and Country Planning Act, 1990) and supported as necessary by contract 

obligation between the Applicant and the principal contractor or regulatory provisions in force from time-

to-time. 

5.87 A worst-case overview of the potential impacts that could arise during the demolition and construction 

works in the event no avoidance or mitigation procedures were put in place is presented in Table 5.6.  

Scope of Construction Environmental Management 
Plan 
5.88 As noted earlier, the CEMP would set out measures to avoid, reduce, offset or mitigate potential adverse 

environmental impacts during the demolition and construction stage. The preparation of the CEMP is an 

established means of managing environmental impacts resulting from construction works. The CEMP 

would be submitted to LBH (and other relevant bodies) prior to the commencement of the works for 

discussion and agreement. It would include the following: 

• Provision for reporting, public liaison, and prior notification of construction related issues; 

• Mechanism for the public to register complaints and the procedures for responding to complaints; 

• A broad plan of the phasing of the work and its context within the whole project; 

• Details of prohibited or restricted operations (location, hours etc.); 

• Details of construction operations highlighting any operations likely to result in disturbance and / or 

working hours outside the core working period, with an indication of the expected duration of key 

phases and dates; 

• Commitment to ensure all Non-Road Mobile Machinery (NRMM) comply with the standards set in the 

Mayor of London’s The Control of Dust and Emissions During Construction and Demolition SPG;  

• Details of proposed routes for heavy goods vehicles (HGVs) travelling to and from the site;  

• Housekeeping procedures and environmental control measures; 

• Solid barriers would be erected along the site boundary; 

 
5 Secretary of State, 1991. New Roads and Street Works Act. HMSO 

6 Secretary of State, 1990. Town and Country Planning Act. HMSO 

• All site personnel would be fully trained; 

• Trained and responsible manager would be on-site during working times to maintain logbook and 

carry out site inspections; 

• All vehicles would switch off engines – no idling vehicles; 

• Vehicle cleaning, specific fixed wheel washing on leaving the site and damping down of haul routes 

would be undertaken; 

• All loads entering and leaving the site would be covered, where necessary; 

• No site runoff of water or mud would be allowed; 

• On-road vehicles would comply to set emission standards; 

• Skips would be covered and drop heights would be minimised; 

• Water would be used as dust suppressant where applicable;  

• Baseline levels for noise and vibration monitoring protocols would be established; 

• ‘Action Levels’ would be set for noise, vibration and dust to warn of activities which may require 

particular care and control. It should be noted that departures from these levels does not necessarily 

mean that conditions would be unacceptable or that complaints would occur; and 

• Any requirement for monitoring and record keeping would be implemented. 

Proposed Site Management Controls 

Considerate Constructors Scheme 

5.89 The site would be registered with the ‘Considerate Constructors Scheme’. This scheme ensures that 

contractors carry out their operations in a safe and considerate manner with due regard to neighbours, 

passing pedestrians and road users. 

Emergencies and Environmental Incidences 

5.90 Protocols to be implemented on-site in instances of emergencies and environmental incidences would be 

set out within the CEMP for approval by LBH. 

Housekeeping and General Site Management 

5.91 Hoardings would be erected around the site to provide a clear and secure demarcation between 

operational activities and other areas and to provide information regarding the proposed development 

and its progress. Particular attention would be paid to locations supporting higher volumes of pedestrian 

movement, demolition and construction routes, access and egress gates and security arrangements. 

Contractors and their sub-contractors would be expected to maintain a tidy site. 

Transport  

5.92 A CLP would be developed and agreed with LBH and TfL as part of an appropriately worded planning 

condition to take into account legislative requirements (e.g. Highways Act 1980, the New Roads and 

Street Works Act 19915, Town and Country Planning Act 19906, Traffic Management Act 20047, Police, 

Fire Authority and HSE Guidance, Local Authority Transport Schemes and Neighbourhood Lorry 

Restrictions).  

5.93 The CLP and CEMP would be reviewed and updated in line with the development programme and would 

typically include details of the following: 

• Preferred hours of deliveries and removals (out of peak hours); 

7 Secretary of State, 2004. Traffic Management Act 2004. HMSO 
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• Agreed demolition and construction traffic routing and Site access points;  

• Road cleaning facility provisioning; 

• Temporary traffic control measures; 

• Temporary and permanent access to the works - for personnel/vehicles; 

• Off-loading and storage areas; 

• Traffic management procedures for waste disposal vehicles; 

• Personnel and vehicle segregation; 

• Equipment e.g. temporary fencing, signage etc.;  

• Temporary and permanent closures and diversions of footpaths;  

• Street furniture removal, if required; and 

• Site inductions. 

5.94 Temporary signage would be installed where required. The site access and egress points would be 

manned full time by a gateman to ensure that deliveries, operatives and visitors to the site can be 

carefully monitored and controlled.  

5.95 To minimise the likelihood of congestion, strict monitoring and control of all vehicles entering and exiting 

the site would be maintained including the following measures: 

• Specific delivery dates and collection times would be set, where feasible; 

• Deliveries would be consolidated where feasible; 

• Deliveries would be carefully planned at all stages of the work to ensure that the number of vehicles 

arriving to make a delivery do not exceed the space available on-site; 

• Vehicles would not be allowed to wait on any adjoining roads; 

• A system of ‘just in time’ deliveries would be maintained;  

• Authorisation would be required when visiting the site via vehicles; 

• Alternative modern construction methods (this may give rise to fewer, but larger, loads) will be 

considered; and 

• Adjusting delivery patterns over the day to reduce the peak hour vehicle number 

5.96 The principal contractor would be required to provide suitable wheel-washing facilities at the site exit. 

In addition, a road sweeper would be used to clean highways in the vicinity of the site from any site-

generated matter where necessary. These provisions would be implemented through the CEMP prepared 

prior to the commencement of demolition and construction works. 

5.97 As stated earlier, the Applicant would register to the CLOCS scheme. It would be a mandatory 

requirement that all regular delivery vehicles must operate within the ‘Fleet Operators Registration 

Scheme’ (FORS) and CLOCS, and regular monitoring records must be issued monthly at progress 

meetings or via the Applicant buying department. 

Noise and Vibration  

5.98 Effective co-ordination and time management of demolition and construction activities would be 

important to avoid noise and vibration nuisance to surrounding uses. In addition, early and helpful 

communications with the surrounding and on-site receptors would be undertaken to manage any 

complaints arising during the demolition and construction works of the proposed development. 

5.99 Contractors would be required to ensure that works are carried out in accordance with best practicable 

means as stipulated in the Control of Pollution Act 19748. A full explanation of measures to control 

 
8 Secretary of State, 1974. Control of Pollution Act 1974. HMSO 

construction noise would be incorporated within the CEMP and detailed in all construction method 

statements. 

5.100 As set out in ES Chapter 9: Noise and Vibration, noise levels from the demolition and construction of the 

proposed development have been predicted at noise-sensitive properties in close proximity to the site 

and the impact of the noise assessed. Noise levels likely to be generated by the demolition and 

construction works have been predicted based on the type and number of plant likely to be in operation.  

5.101 Noise and vibration monitoring would be undertaken to the levels set out in ES Chapter 9: Noise and 

Vibration. Monitoring would be undertaken on a regular basis during the demolition and construction 

works, both on-site and at sensitive receptors adjacent to the site, to monitor potential impacts to site 

workers, residents and adjacent buildings. Levels found to exceed pre-agreed limits would be subject to 

documented corrective action, which would be audited as part of the overall CEMP. 

5.102 The principal contractor would meet with the LBH in order to formulate a Section 60/61 agreement prior 

to commencement of the works. The hours, methods, predicted plant, restrictions and noise predications 

would be described in the Section 60/61 Agreement. 

5.103 The precise scope of noise control cannot be specified until detailed construction method statements are 

completed. However, the following standard best practice would be implemented as a minimum: 

• Carefully selecting demolition and construction methods and plant used to minimise noise at source 

as far as reasonably practical; 

• Using electric and electro-hydraulic plant and equipment where practical; 

• Switching off engines when not in use; 

• Using non-percussive tools and equipment where practical; 

• Planning all mass concreting operations for weekends whenever possible; 

• Parking construction traffic off the public highway; 

• Controlling the discharge of trucks from site to avoid congestion;  

• Implementing traffic management systems at the entrances to the site at all times to control the 

traffic into the site; 

• Planning deliveries and removals out of peak hours as far as possible; 

• Maintaining a minimum 2.4 m high hoarding around the site boundary to screen noise from low level 

sources and/or street level receptors; 

• Using 'silenced' plant and equipment wherever possible and maintaining/servicing plant on a regular 

basis and ensuring these would be certified to meet relevant current legislation and BS52289 

standards; 

• Operating plant at low speeds where possible and incorporating automatic low speed idling; 

• Siting noisy activities away from sensitive receptors, where possible; 

• Temporarily screening or enclosing static noisy plant to reduce noise emissions and certifying plant 

to meet relevant standards; 

• Hydraulic cutters and breakers would be screened with an acoustic tent, such as an echo barrier 

acoustic tent, to provide a 10 dB reduction to these plant items. 

• Handheld breakers and scabblers would be screened with moveable barriers, to provide a 5 dB 

reduction to these plant items. 

• Adhering to threshold noise and vibration limits set in ES Chapter 9: Noise and Vibration; 

• Implementing noise and vibration monitoring to accord with levels set out in ES Chapter 9: Noise 

and Vibration; 

9 British Standards Institution, 2009. BS 5228:2009 Code of Practice for Noise and Vibration Control on Construction and Open Sites. BSI. 
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• Minimising disturbance from reversing bleepers through measures such as site layout, provision of 

screening or use of broadband sound emitting reversing alarms; 

• Switching off vehicle engines where vehicles are standing for an extended period of time; 

• Lowering materials whenever practicable rather than dropping; 

• Making all contractors familiar with the guidance in BS 5228 and BS 738510 which would form a pre-

requisite of their appointment; 

• Loading and unloading of vehicles, dismantling of site equipment such as scaffolding or moving 

equipment or materials around the site would be conducted in such a manner as to minimise noise 

generation and where practical would be conducted away from noise sensitive areas; 

• Deviating from approved method statements only with prior approval from the principal contractor 

and other relevant parties. This would be facilitated by formal review before any deviation is 

undertaken; and 

• Reporting noise complaints, or occasions of exceeded action levels to the principal contractor and 

immediately investigated. 

Air Quality 

5.104 The site lies with an area designated as an Air Quality Management Area (AQMA) as declared under the 

Environment Act 199511. The AQMA incorporates the whole of the borough owing to the potential for 

exceedances of the National Air Quality Strategy objective for nitrogen dioxide (NO2) and particulates 

(PM10).  

Dust 

5.105 An Air Quality Dust Management Plan (AQDMP) would be prepared for the site. 

5.106 The control of dust and emissions during construction and demolition SPG measures for high risk sites 

that would be adopted at the site, are summarised in Table 5.5. 

Table 5.5: Dust Mitigation Measures for High Risk Sites 

Phase Mitigation Measure 

Communications • Display name and contact details of responsible person for dust issues on 

Site boundary in addition to head/regional office contact information. 

• Display the head or regional office contact information  

Dust Management 

Plan 

• Develop and implement a Dust Management Plan (DMP) which would be 

included as part of the CEMP, to be approved by the Local Authority. 

Site Management • Record all complaints and incidents in a site log.  

• Take appropriate measures to reduce emissions in a timely manner, and 

record the measures taken within the log.  

• Make the complaints log available to the Local Authority if requested.  

• Record any exceptional dust incidents on or off site. 

• Hold regular liaison meeting with other high-risk construction sites within 500 

m. 

Monitoring • Undertake daily on and off-site visual inspections where there are nearby 

receptors.  

• Carry out regular inspections to ensure compliance with the DMP and record 

results in the site log book.  

 
10 British Standards Institution, 1993. BS 7285:1993 Evaluation and Measurement for Vibration in Buildings. Guide to Damage Levels from Groundborne 

Vibration. BSI 

Table 5.5: Dust Mitigation Measures for High Risk Sites 

Phase Mitigation Measure 

• Increase the frequency of inspections during activities with a high potential to 

create dust or in prolonged dry weather. 

• Confirm with the Local Authority if dust deposition, dust flux, or real-time 

PM10 continuous monitoring is required. However, given that predicted PM10 

within the study area are well below the objective, exceedances of the PM10 

objectives at relevant receptors are unlikely and therefore a real-time 

monitoring programme is not considered to be required. 

Preparing and 

Maintaining the Site 

• Plan site layout to locate dust generating activities as far as possible from 

receptors.  

• Use solid screens around dusty activities and around stockpiles.  

• Avoid site runoff of water and mud.  

• Fully enclose the site or specific operations where there is a high potential for 

dust production and the site is active for an extensive period.  

• Keep site fencing barriers and scaffolding clean using wet methods.  

• Remove dusty materials from site as soon as possible. Minimise emissions 

from stockpiles by covering, seeding, fencing or damping down. 

Operating Vehicle/ 

Machinery and 

Sustainable Travel 

• Ensure all NRMM comply with the standards set in the Mayor of London’s 

Control of Dust and Emissions During Construction and Demolition SPG. 

• The air quality section of the CEMP should include a statement of compliance 

with the GLA NRMM Low Emission Zone emissions requirements as set out in 

the Control of Dust and Emissions during Construction and Demolition SPG.  

• Site manager to maintain a list of all on-site NRMM using the GLA's NRMM 

London database. 

• Enforce an on-site speed limit of 15 mph on surfaced roads and 10 mph on 

unsurfaced areas. 

• Ensure vehicles switch of engines when stationary. 

• Avoid use of generators where possible. 

• Produce a CLP to manage the sustainable delivery of goods and materials.  

• Implement a Travel Plan that supports and encourages sustainable travel. 

Operations • Cutting, grinding or sawing equipment only to be used with suitable dust 

suppression equipment or techniques. 

• Ensure adequate water supply for effective dust and particulate matter 

suppression. 

• Use enclosed chutes, conveyors and covered skips. 

• Minimise drop heights of materials. 

• Ensure suitable cleaning material is available at all times to clean up spills. 

Waste Management • Avoid bonfires. 

• Avoid explosive blasting using appropriate manual or mechanical techniques.  

• Bag and remove any biological debris. 

Measures Specific to 

Demolition 

• Soft strip buildings before demolition. 

• Ensure effective water suppression during demolition. 

11 Secretary of State, 1995. Environment Act 1995. HMSO 
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Table 5.5: Dust Mitigation Measures for High Risk Sites 

Phase Mitigation Measure 

• Avoid explosive blasting, using appropriate manual or mechanical 

alternatives. 

• Bag and remove any biological debris or damp down such material before 

demolition. 

Measures Specific to 

Construction 

• Ensure aggregates are stored in bunded areas and are not allowed to dry out.  

• Avoid concrete scabbling where possible.  

• Ensure bulk cement and other fine powder materials are delivered in 

enclosed tankers and stored in silos. 

• For smaller supplies of fine powder materials ensure bags are sealed after 

use and stored appropriately to prevent dust. 

Measures Specific to 

Trackout 

• Use water-assisted dust sweepers to clean access and local roads. 

• Avoid dry sweeping of large areas. 

• Ensure vehicles entering and leaving the site are appropriately covered. 

• Inspections of haul roads to be recorded in site log, including any remedial 

action taken. 

• Implement a wheel washing system. 

• Ensure there is an adequate area of hard surfaced road between the wheel 

wash facility and the site exit. 

• Access gates to be located at least 10 m from the receptors where possible. 

Measures Specific to 

Earthworks 

• Re-vegetate earthworks and exposed areas / soil stockpiles to stabilise 

surfaces as soon as practicable. 

• Use Hessian, mulches or tackifiers where it is not possible to re-vegetate or 

cover with topsoil. 

• Only remove the cover in small areas during work and not all at once. 

5.107 Sensitive receptors to dust include those located along the perimeter of the site, as well as the existing 

occupants of the site and future occupants of the proposed development. These include residential, 

education, places of worship and commercial receptors. 

5.108 Mitigation measures would be incorporated into demolition and construction working practices to reduce 

the likelihood of significant adverse dust effects form the demolition and construction works. 

Non-Road Mobile Machinery 

5.109 Demolition and construction plant emissions are considered to be a small, insignificant and temporary 

emission source relative to ambient conditions. However, they are estimated to account for 12 % of NOx 

(nitrogen oxides) emissions and 15 % of PM10 emissions in Greater London. The proposed development 

is located in the Greater London zone for emissions standards in the London area. Therefore, suitable 

best practice mitigation measures for site plant would be adhered to as follows to reduce the likelihood 

of significant adverse air quality effects from Non-Road Mobile Machinery (NRMM) throughout the 

demolition and construction works: 

• No vehicles or plant would be left idling unnecessarily; 

• An on-site speed limit of 15 mph on surfaced roads and 10 mph on unsurfaced areas would be 

enforced; 

 
12 British Standards Institution, 2015. Code of Practice for the Design of Protective Measures for Methane and Carbon Dioxide Ground Gases for New 

Buildings. BSI. 
13 CIRIA, 2007. Assessing Risks Posed by Hazardous Ground Gases to Buildings. London. 

• NRMM would be modern and well maintained. Should any emissions of dark smoke occur (except 

during start-up) then the relevant machinery would be stopped immediately and any problem 

rectified before being used again; 

• NRMM should be compliant with the GLA NRMM Low Emission Zone emissions requirements as set 

out in the Control of Dust and Emissions during Construction and Demolition SPG; 

• Engines and exhaust systems would be regularly serviced according to manufacturer’s 

recommendations and maintained to meet statutory limits/opacity tests; 

• Plant would be located away from the boundaries close to residential areas; 

• Use of diesel or petrol powered generators would be avoided by using mains electricity or battery 

powered equipment where feasible and if safety concerns can be overcome; 

• A CLP would be implemented to manage the sustainable delivery of goods and materials; and 

• All NRMM would meet the emission standards required by the Mayor of London’s SPG on The Control 

of Dust and Emissions during Construction and Demolition (2014, or most recent revision, paragraph 

10.43), and Stage IIIA of the EU Directive 97/68/EC25 for Greater London. 

Archaeology 

5.110 Archaeological evaluation on the site prior to the construction of the current store revealed remains of 

no more than low significance, and in view of this and the likely fragmented condition of any surviving 

remains, it is considered that no further archaeological work is necessary. 

Contaminated Soil 

5.111 According to the Geo-Environmental Assessment undertaken of the site (Technical Appendix 2.5, ES 

Volume 3) there is a risk of medium levels of soil and groundwater contamination.  

5.112 Management of risk to human health and ground water during the demolition and construction works in 

relation to ground contamination would comprise the following: 

• Undertaking of SI works (intrusive investigation) at the site comprising the following: 

− Geo-environmental exploratory holes to investigate shallow and deep ground conditions for 

environmental and geotechnical purposes. Locations of potential sources of contamination 

should be targeted along with locations of proposed structures. General site coverage should 

also be included; 

− Environmental and geotechnical sampling of soils; 

− Installation of ground gas, vapour and groundwater monitoring wells; 

− Groundwater sampling and analysis to facilitate a controlled waters risk assessment and identify 

potential risks to off-site receptors; 

− Ground gas and vapour monitoring, in accordance with BS8485:201512, CIRIA C66513 and 

BS8576:201314, to inform the requirement for ground gas/vapour protection measures for the 

development and identify potential risks to off-site receptors; 

− Environmental laboratory analysis of soils to facilitate human health risk assessment and a 

Preliminary Waste Classification Assessment (PWCA); 

− Geotechnical laboratory analysis to inform foundation design and appropriate concrete class for 

buried structures; 

− Production of a Generic Quantitative Risk Assessment (GQRA); 

• Based on the results of the SI works, a Detailed Quantitative Risk Assessment (DQRA) may be 

required should potentially unacceptable risks remain that cannot be mitigated through standard 

14 British Standards Institution, 2013. Guidance on Investigations for Ground Gas. Permanent Gases and Volatile Organic Compounds (Vocs) 
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mitigation measures (e.g. ground/gas protection measures, capping layers, ‘hot spot’ removal). The 

DQRA should identify if site remediation is required; 

• Preparation of a Remediation Strategy detailing how potentially unacceptable risks are to be 

addressed for the proposed development; 

• Preparation of a Validation Report following remediation of the site and implementation of mitigation 

measures; and 

• Should piled foundations need to be founded in the Lambeth Group, Thanet Formation or Lewes 

Nodular, Seaford and Newhaven Chalk Formation a Foundation Works Risk Assessment (FWRA) 

would be prepared to identify potential risks to the Principal Aquifer and groundwater abstractions 

associated with the Source Protection Zone II. 

5.113 Refurbishment/Demolition asbestos surveys would be undertaken as necessary and asbestos would be 

removed from all structures in accordance with the Control of Asbestos Regulations 201215, prior to 

demolition. 

5.114 A UXO desk study would be commissioned for the site. Historical mapping indicates potential World War 

II bomb damage to property on Canfield Place. It is likely UXO attendance will be required during 

intrusive ground works. 

5.115 In consideration of historical land uses on-site it is likely some soils surplus to requirements for the 

proposed development would be classified as hazardous waste. Waste materials (including soils) 

generated during redevelopment works should be handled in accordance with the waste hierarchy and 

duty of care regulations. 

5.116 The reuse of site-won soils on-site or another site would be facilitated by the use of the CL:AIRE Definition 

of Waste Code of Practice (DoWCoP) subject to risk assessment and being chemically and geotechnically 

suitable for their intended location. The potential reuse of site-won soils would be explored at an early 

stage to comply with the DoWCoP and considered when designing site levels and calculating materials 

balances. Where existing soil is not suitable for re-use in proposed private gardens (e.g. between Block 

J and western site boundary), clean topsoil would be imported to the site for said use. 

5.117 Water supply pipes would be suitable for the ground conditions on-site. The United Kingdom Water 

Industry Research (UKWIR) project steering group decided that barrier pipes would provide sufficient 

protection for the supply of drinking water in all brownfield site conditions. However, this approach needs 

to be agreed with the local water company: 

• Any soft landscaping for the proposed development would be supported by a suitable growth medium 

that complies with ‘BS3882:2015 – Specification for topsoil’, ‘BS8601:2013 – Specification for subsoil 

and requirements for use’ and assessment criteria for residential end use; and 

• The re-use of inert demolition waste, such as bricks and concrete, on-site would be facilitated by the 

use of the WRAP: Quality Protocol – End of waste criteria for the production of aggregates from inert 

waste. 2013. 

5.118 The following standard best practice management measures would be adopted on-site:  

• Construction workers would wear the appropriate Personal Protective Equipment (PPE)/Respiratory 

Protective Equipment (RPE), adhere to good practice hygiene and safety measures, and the Control 

of Asbestos Regulations 2012. Entry to excavations would be avoided where possible. If entry cannot 

be avoided, a risk assessment would be undertaken with PPE and RPE used where appropriate in 

line with the Confined Space Entry Regulations 199716; 

 
15 Health and Safety Executive, 2012. Health and Safety: Control of Asbestos Regulations. HMSO 

16 Health and Safety Executive, 2014. Safe Work in Confined Spaces. 

17 Secretary of State, 1991. Water Resources Act 1991. HMSO.  

18 Secretary of State, 2003. The Water Act 2003. HMSO. 

19 Secretary of State, 2001. The Control of Pollution (Oil Storage) Regulations 2001. HMSO. 

• Sufficient hygiene units and PPE would be provided for the works. Suitably competent personnel 

would advise on and supervise the works and all staff should be briefed on the working methods; 

• The CEMP would detail measures for managing waste/stockpiling during construction, techniques for 

suppressing dust, and handling and storage of fuels and hazardous substances; 

• The contractor would prepare a method statement detailing how unexpected contamination would 

be dealt with would be encountered during the works; and 

• A management strategy for the import of material would be documented in a method statement. 

Water Resources 

5.119 The operation of demolition and construction vehicles and general on-site activities can give rise to the 

potential for surface run-off to become contaminated with hydrocarbons, silt or other construction 

materials. This may in turn lead to a contamination event should site drainage be allowed to enter the 

ground untreated.  

5.120 To ensure that no contaminant-pathway-receptors pathways are created and to reduce the potential for 

contamination to occur during the construction works, all site activities would be undertaken in 

accordance with the requirements of the following legislation: 

5.121 Water Resources Act 199117; 

• Water Act 200318;  

• Control of Pollution (Oil Storage) Regulations 200119; and 

• EA's Pollution Prevention Guidelines 1 (PPG1)20, PPG2, PPG3 and PPG6.  

5.122 The following management measures would be adopted on-site through the CEMP: 

• Regularly maintaining construction vehicles to reduce the risk of hydrocarbon contamination; 

• Storing, handling and managing construction materials with due regard to the sensitivity of the local 

aquatic environment and thus the risk of accidental spillage or release;  

• Locating above ground storage tanks on designated areas of hardstanding; 

• Not using any underground storage tanks; 

• Storing liquids such as degreasers, solvents, lubricants and paints in segregated, bunded enclosures; 

• Ensuring that any tanks storing more than 200 litres of oil on-site, would have secondary bunding. 

Bunding would be specified as having a minimum capacity of "not less than 110 % of the container's 

storage capacity or, if there is more than one container within the system, of not less than 110 % 

of the largest container's storage capacity or 25 % of their aggregate storage capacity, whichever is 

the greater" as required under the Control of Pollution (Oil Storage) Regulations. 

5.123 In addition, any construction drainage system would be designed and managed to comply with 

BS6031:2009 – British Standard Code of Practice for Earthworks,21 which details methods that should 

be considered for the general control of drainage on construction sites. Further advice is also contained 

within BS8004: 198622 and BSEN 1997-1-Eurcode 7, Geotechnical Design, General Rules23. Wherever 

possible, the Applicant would be encouraged to minimise the amounts of wastewater discharged from 

the site. 

20 Environment Agency, 2001. Pollution Prevention Guidelines 1: General Guide to the Prevention of Pollution. Environment Agency 
21 British Standards Institution, 2009. BS6031: 1998 The British Standard Code of Practice for Earthworks. BSI. 

22 British Standards Institution, 1986. BS 8004: 1986 British Standard Code of Practice for Foundations. BSI. 

23 British Standards Institution, 2004. BS EN 1997-1: Eurocode 7: Geotechnical Design –Part 1: General Rules. BSI.  
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Ecology and Arboriculture 

5.124 The potential ecological impacts of the proposed development are discussed in the Ecological Impact 

Assessment (Technical Appendix: 2.6, ES Volume 3). The assessment outlines the following 

recommendation to reduce potential impacts on habitats and protected species at the site and in the 

surrounding study area, during the demolition and construction stage, which would be adopted during 

the development works through the CEMP: 

• Removal of trees, buildings and introduced shrub would be undertaken between September and 

February, outside of the bird nesting period. If this is not possible, vegetation should be checked for 

the presence of nesting birds by an experienced ecologist prior to removal. If nests are identified, 

work would be delayed until nestlings have fledged. 

5.125 An Arboricultural Survey accompanies the application. The arboricultural survey identified 177 trees of 

varying retention value, on and within the site boundary, 24 of which would be retained for the proposed 

development. Trees identified for removal in order to facilitate the proposed development would be 

replaced as part of the proposed development’s landscape scheme.  

5.126 The following management measures would be implemented on-site through the CEMP: 

• If works take place during the bird breeding season, usually from February to September inclusive, 

trees and hedgerows would be checked for nesting birds. Removal of trees would be done outside 

the breeding season or in the presence of a suitably qualified ecologist;  

• Prior to undertaking works to trees, a check to see if they are being used for bat roosting would be 

undertaken by a suitably qualified and experienced ecologist; and 

• Root protection zones would be applied to those trees being retained to prevent loss or damage 

during the demolition and construction works and tree removal activities. 

Energy and Water Usage 

5.127 All relevant contractors would be required to investigate opportunities to minimise and reduce the use 

of energy and water, including the following: 

• Use of alternatives to diesel/petrol powered equipment would be investigated and used where it is 

practicable and reasonably economic to do so; 

• Careful selection and specification of energy efficient plant and equipment would be employed; 

• Staff based initiatives such as turning off taps, plant and equipment when not in use both on-site 

and within site offices would be implemented; a paper-reduced office would be encouraged; as well 

as double sided printing and photocopying when these activities are necessary; 

• Use of recycling water systems such as wheel washes; and 

• Use of a rainwater harvesting system for use in equipment and vehicle washing would be 

investigated. 

Hazardous Materials and Waste 

5.128 The compulsory requirement for a SWMP was scrapped in 2013, following the repeal of the SWMP 

Regulations 200824, which required all construction projects in England worth more than £300,000 must 

have a SWMP. It is however considered best practice to implement a SWMP to monitor the types and 

quantities of waste produced during every stage of the project, which also identifies opportunities to 

reduce, re-use and recycle material. 

5.129 One individual (for example, the principal contractor) would be responsible for writing, implementing, 

auditing and updating the SWMP.  

 
24 Secretary of State, 2008. The Site Waste Management Plans Regulations 2008.  

25 UK Government, 2007. Waste Strategy for England 2007 

5.130 As part of this, and in accordance with the principles laid down in the UK Government’s ‘Waste Strategy 

for England 2007’25 and GLA ‘Municipal Waste Management Strategy Rethinking Rubbish in London’26 a 

SWMP would be produced and agreed with LBL, (as part of the CEMP) before on-site works begin, which 

would look into the opportunities to minimise and reduce waste generation, such as the following: 

• Agreements with material suppliers to reduce the amount of packaging or to participate in a 

packaging take-back scheme; 

• Implementation of a ‘just-in-time’ material delivery system to avoid materials being stockpiled, 

which increases the risk of their damage and disposal as waste; 

• Attention to material quantity requirements to avoid over-ordering and generation of waste 

materials; 

• Re-use of materials wherever feasible, e.g. re-use of excavated soil for landscaping. Concrete would 

be taken off-site for crushing and re-use; 

• Segregation of waste at source where practical; and 

• Re-use and recycling of materials off-site where re-use on-site is not practical (e.g. through use of 

an off-site waste segregation facility and re-sale for direct re-use or re-processing). 

5.131 The Government has set broad targets for the use of reclaimed aggregates and in keeping with best 

practice, deconstruction and construction contractors would be required to maximise the proportion of 

materials recycled. The disposal of all waste or other materials removed from the site would be in 

accordance with the requirements of the EA and all relevant legislation.  

5.132 At this stage a detailed specification of materials to be used on-site is not available but it is inevitable 

that some materials to be used would be classed as hazardous, e.g. adhesives, mastics, diesel oil, etc. 

Key waste management procedures include: 

• As part of the designer’s risk assessments all materials must be reviewed to determine whether 

there is an alternative material that can be used which is less hazardous;  

• Any residual hazardous materials included in the designs and identified on the Design Risk 

Assessments issued by designers, or identified by the CDM Co-ordinator, would be listed within the 

Health and Safety Plan. Before any of these materials are delivered to site the manufacturers’ Control 

of Substances Hazardous to Health (COSHH) data sheets would be obtained to ensure suitable 

storage facilities are available on-site, the operatives are fully briefed in the use of the material 

together with protective equipment required to be worn and finally the safe disposal of excess 

material or containers;  

• Where space permits on-site, waste would be segregated into labelled and colour coded containers. 

Where space does not permit segregation on-site, waste would be taken to a licensed waste 

recycling/transfer station where it would be processed; and  

• All waste from the Applicant’s sites is removed by a licensed waste management company who are 

part of a group agreement, which ensures that all necessary regulations are adhered to and records 

kept of the transport and disposal of all types of materials.  

Residential Amenity and Working Environment 

5.133 To ensure that nearby residents and workers have an acceptable visual outlook and environment during 

the construction works, the following management measures would be implemented through the CEMP: 

• Hoardings would be of adequate height and would be kept in good order with an appropriate finish 

(see earlier section on hoardings). Additional screening would be provided for sensitive areas; 

• Dust management; 

26 Greater London Authority, 2003.The Mayor’s Municipal Waste Management Strategy - Rethinking Rubbish in London. 
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• Traffic management, including vehicles switching off their engines if stopped either inside or outside 

the Site; 

• Good housekeeping would be a priority, this would include keeping roads used by construction 

vehicles clear of dirt and other site debris; and 

• Contractors would sign up to the Considerate Constructors Scheme. See earlier in this chapter for 

more details. 

5.134 Artificial site lighting for the demolition and construction works would be sensitively positioned and 

directed, taking into account the proximity of surrounding residential buildings. Light spill would be 

avoided so that no likely significant negative effects are anticipated. Site lighting for construction tasks 

would be switched off outside normal working hours. 

Summary and Conclusions 
5.135 This chapter outlines an indicative demolition and construction programme; describes the anticipated 

development works for the proposed development; and how the development works would be managed.  

5.136 Demolition and construction works have the potential to cause environmental impacts. Mitigation and 

management measures have been developed during the course of the iterative EIA process.  

5.137 The information contained in this chapter would inform the framework for a CEMP to be secured by an 

appropriately worded planning condition and/or obligations by means of a Section 106 legal agreement.  

5.138 The CEMP would be developed and agreed with LBH and other relevant authorities, prior to the 

commencement of works and would comply with the mitigation measures set out within this chapter. In 

addition, the principal contractor would be a member of the Considerate Constructors Scheme and would 

adhere to the CEMP. 

5.139 The implementation of mitigation and management measures set out in appropriate documents and 

relevant chapters of this ES, in conjunction with periodic monitoring to ensure the implementation and 

effectiveness of proposed measures, would assist in avoiding significant effects from demolition and 

construction works and in controlling residual effects. 

5.140 The framework presented within this chapter is embedded mitigation and has formed the basis for the 

technical impact assessments presented in ES Chapters 6-12 in this Volume, as well as ES Chapters 1-

2 in ES Volume 3.  
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6 SOCIO-ECONOMICS
Introduction 
6.1 This chapter of the ES reports on the likely significant socio-economic effects to arise from the demolition 

and construction stage and from the completed development stage of the proposed development.  

6.2 The chapter describes the socio-economic policy context; the methods used to assess the potential 

impacts and likely effects; the baseline conditions at and surrounding the site; the likely socio-economic 

effects taking into consideration embedded mitigation; the need for additional mitigation and 

enhancement; the significance of residual effects; and inter-project cumulative effects. 

Methodology 
6.3 The assessment has been informed by the following legislation, policies and published guidance: 

• National Legislation and Policy: 

− NPPF (2019)1; 

− PPG (2020)2; 

• Regional Policy: 

− London Plan (2016)3; 

− Intend to Publish London Plan (2019)4; 

− Mayor’s Economic Development Strategy for London (2010)5; 

− Social Infrastructure Supplementary Planning Guidance (2015)6; 

− Play and Informal Recreation Supplementary Planning Guidance (2012)7; 

− Housing Supplementary Planning Guidance (2016)8; 

− Affordable Housing and Viability Supplementary Planning Guidance (2017)9; 

− Shaping Neighbourhoods: Accessible London: Achieving an Inclusive Environment 

Supplementary Planning Guidance (2014)10; 

− Shaping Neighbourhoods: Character and Context (2014)11;  

• Local Policy: 

− Hounslow Local Plan 2015 to 2030 Volume One (2015)12;  

− Hounslow Planning Contributions and CIL Supplementary Planning Document (2015)13; and 

− Hounslow Great Western Corridor Local Plan Review (ongoing)14. 

 

 

 
1 Ministry of Housing Communities and Local Government, 2019. National Planning Policy Framework, Ministry of Housing, Communities and Local 

Government. London. HMSO. 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf 
2 Ministry of Housing Communities and Local Government, 2020. Planning Practice Guidance, Ministry of Housing, Communities and Local Government. 

London. HMSO. https://www.gov.uk/government/collections/planning-practice-guidance 
3 Greater London Authority, 2016. The London Plan, Spatial Development Framework for Greater London. London. GLA. 

https://www.london.gov.uk/sites/default/files/the_london_plan_2016_jan_2017_fix.pdf 
4 Greater London Authority, 2019. The London Plan Intend to Publish. https://www.london.gov.uk/sites/default/files/intend_to_publish_-_clean.pdf 

5 Greater London Authority, 2010. The Mayor’s Economic Development Strategy for London. London. GLA. 

https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Economic-Development-Strategy.pdf 
6 Greater London Authority, 2015. Social infrastructure Supplementary Planning Guidance. London. GLA. https://www.london.gov.uk/what-we-

do/planning/implementing-london-plan/planning-guidance/social-infrastructure 
7 Greater London Authority, 2012. Play and Informal Recreation Supplementary Planning Guidance. London. GLA. https://www.london.gov.uk/what-we-

do/planning/implementing-london-plan/planning-guidance/play-and-informal-recreation 

Consultation 
6.4 An EIA Scoping Report15 was submitted to the LBH on 31 July 2019 in support of a request for a formal 

EIA Scoping Opinion (provided in Technical Appendix 2.1, ES Volume 3). The LBH issued an EIA Scoping 

Opinion on 13 September 2019 (Technical Appendix 2.2, ES Volume 3). Two further Scoping update 

letters were issued to the LBH to confirm that subsequent design changes did not affect the originally 

proposed scope of the EIA and therefore that the EIA Scoping Report and the LBH EIA Scoping Opinion 

remained valid. 

6.5 Table 6.1 summarises the consultation that has been undertaken with respect to the socio-economic 

assessment.  

Table 6.1: Summary of Consultation 

Consultee and Form/Date 

of Consultation 

Summary of Comments Where in this Chapter 

Comments are addressed 

Deputy Head of Opportunities 

Areas and Growth 

Scoping Opinion received 

September 2019 

The information to be submitted 

should also consider potential positive 

effects and outcomes on the health of 

the existing and proposed population 

from the development, and this may 

take the form of a Health Impact 

Assessment. 

This chapter has covered the 

socio-economic matters that 

would be considered in a health 

impact assessment (HIA).  

A standalone Rapid HIA has been 

prepared and accompanies the 

application. 

The impacts of the proposed 

development on the Great West 

Corridor and the neighbouring SIL 

need to be taken into account. 

Considered in the chapter as a 

whole.  

Assessment Scope 
6.6 There is no published assessment guidance for socio-economic assessments in EIA. Standard, best 

practice methods have been used to determine the sensitivity of receptors and to predict the magnitude 

of impact. Professional experience and judgment have been applied in determining the scale, nature and 

significance of the socio-economic effects. 

6.7 Account has been taken of all applicable legislation, guidance and policy.  

6.8 The assessment has been based on a series of development parameters, assumptions and commitments, 

as described in Chapter 2: EIA Process and Methodology, in Chapter 4: Proposed Development 

Description and in Chapter 5: Demolition and Construction Environmental Management.  Due to the 

flexibility being sought in respect of land use classes, the socio-economics assessment has been 

8 Greater London Authority, 2016. Housing Supplementary Planning Guidance. London. GLA. 

https://www.london.gov.uk/sites/default/files/housing_spg_final.pdf 
9 Greater London Authority, 2017. Affordable Housing and Viability Supplementary Planning Guidance. London. GLA. https://www.london.gov.uk/what-

we-do/planning/implementing-london-plan/planning-guidance/affordable-housing-and-viability-supplementary-planning-guidance-spg 
10 Greater London Authority, 2014. Shaping Neighbourhoods: Accessible London: Achieving an Inclusive Environment Supplementary Planning Guidance. 

London. GLA. https://www.london.gov.uk/sites/default/files/shaping_neighbourhoods_accessible_london_spg_2014.pdf 
11 Greater London Authority, 2014. Shaping Neighbourhoods: Character and Context Supplementary Planning Guidance. London. GLA. 

https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/character-and-context 
12 London Borough of Hounslow, 2015. Hounslow Local Plan 2015 to 2030 Volume One. London. LBH.  

13 London Borough of Hounslow, 2015. Planning Obligation and CIL Supplementary Planning Guidance London. LBH. 

14 London Borough of Hounslow, 2017. Great West Corridor Locals Plan Review. London. 

LBH.https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews 
15 Ramboll, 2019. Osterley Tesco, Syon Lane, Isleworth: Environmental Impact Assessment Scoping Report, July 2019. 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.london.gov.uk/sites/default/files/the_london_plan_2016_jan_2017_fix.pdf
https://www.london.gov.uk/sites/default/files/intend_to_publish_-_clean.pdf
https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Economic-Development-Strategy.pdf
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/social-infrastructure
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/social-infrastructure
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/play-and-informal-recreation
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/play-and-informal-recreation
https://www.london.gov.uk/sites/default/files/housing_spg_final.pdf
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/affordable-housing-and-viability-supplementary-planning-guidance-spg
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/affordable-housing-and-viability-supplementary-planning-guidance-spg
https://www.london.gov.uk/sites/default/files/shaping_neighbourhoods_accessible_london_spg_2014.pdf
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance/character-and-context
https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews
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undertaken based on a worst-case interpretation of the minimum and maximum land use schedule 

presented in Chapter 4: Proposed Development Description.  

6.9 Table 6.17 summarises the use classes which have informed the various assessments presented within 

this chapter and which are considered to represent the worst-case for each particular assessment.  

Technical Scope 

6.10 The assessment considers the impacts and effects of the proposed development in isolation and in 

combination with cumulative schemes (including the Homebase development) in respect of the following: 

• Existing on-site uses and any resulting employment loss; 

• Development works and the resulting generation of direct and indirect employment and economic 

output, measured in Gross Value Added (GVA); 

• Delivery of non-residential floorspace and the resulting generation of direct and indirect 

employment and GVA, taking account of existing on-site uses; 

• Delivery of new housing including affordable housing; 

• Introduction of a new residential population accommodated by the residential units and the 

resulting demand for local community services and infrastructure including: 

− Primary healthcare (GPs, dentists, pharmacies and opticians);  

− Early years, primary and secondary education;  

− Local community facilities; 

− Local expenditure generated by new households;  

− Open/play space; 

• Impact on existing levels of deprivation in the study area; and  

• Impact on perceptions of crime. 

6.11 The interrelationship between the proposed development and the Homebase development has been 

considered in respect of employment loss and associated loss of existing spending in the local economy. 

Spatial Scope 

6.12 The spatial scope of the assessment varies slightly depending on the indicator as set out below: 

• Nursery and primary schools – within 1.2 km of the site boundary as this is considered a reasonable 

walking distance.  This is slightly below the London average distance travelled to primary school 

according to The Department for Transport (DfT) National Transport Survey 201816 as this works to 

the nearest rounded mile (in this case 1 mile, which is 1.6 km);  

• Secondary school – within 1.2 km of the site boundary; however, this is also assessed at a borough 

level as older children will often travel further to secondary school. The DfT National Transport 

Survey average distance travelled to school for secondary school children is 3 miles (4.8 km).  

However, this distance has not been used, as it is not considered a reasonable reflection of the local 

circumstances of the site and surrounding area, which is urban in character and well provided with 

school facilities; 

• Primary healthcare provision (GPs, Dentists, Pharmacies) - within 1.2 km of the site boundary as 

this is considered to be a reasonable walking distance as this is the case with other facilities 

assessed17; 

• Open space – within 800 m of the site boundary in accordance with the GLA Play and Informal 

Recreation SPG; 

• Play space – within 100 m (under five years), 400 m (five-11 years) and 800 m (12 years or older) 

of the site boundary in accordance with the GLA Play and Informal Recreation SPG; and 

• Community Facilities - within 1.2 km of the site boundary as this is considered a reasonable walking 

distance as this is the case with other facilities assessed. 

 
16 The Department for Transport, 2019. National Travel Survey: 2018. Available: https://www.gov.uk/government/statistics/national-travel-survey-2018 

6.13 Figures 6.1 and 6.2 illustrate the regional and local context of the site. 

 

Figure 6.1: Regional and Borough Context of Site 

 

Figure 6.2: Local Context of Site 

17WYG, 2015. How far do People Walk? Available: https://www.wyg.com/uploads/files/news/WYG_how-far-do-people-walk.pdf 

https://www.gov.uk/government/statistics/national-travel-survey-2018
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Temporal Scope 

6.14 The assessment has considered impacts arising during the demolition and construction stage which would 

be of expected to be temporary and medium-term (five to ten years) in nature (primarily between 2025 

and 2035) and from the completed development stage which would be expected to be permanent and 

long-term in nature (i.e. more than ten years) against the existing baseline.  

6.15 In respect of school places, it is noted that the Department for Education (DfE) School capacity forecasts 

(published in March 2020)18 sets out that there would be surplus spaces at both primary and secondary 

schools within LBH in the future years up to 2026. However, as the data lacks any breakdown on a 

school-by-school basis (particularly for secondary schools), and only predicts ahead up to 2023/24 for 

primary and 2025/26 for secondary schools , a more precautionary approach has been taken so only the 

current baseline situation has been assessed.  

Baseline Characterisation Method 
Desk Study 

6.16 This assessment has been set against the existing socio-economic conditions at the site and in the local 

area within the borough and / or the regional context where relevant.  The baseline data was analysed 

at the following spatial levels: 

• Site – application redline boundary; 

• 800 m and 1.2 km radii, reflective of reasonable walking catchments to access local services19; 

• Ward – Osterley & Spring Grove; 

• Local – Osterley & Spring Grove and Syon wards; 

• Borough – Hounslow; 

• Regional – London; and  

• National – England.  

6.17 Baseline socio-economic conditions have been established through the interpretation of the following 

nationally recognised research and survey information: 

• 2011 Census Data20; 

• Office for National Statistics (ONS) Sub National Population Projections21; 

• ONS Household Projections22; 

• ONS Claimant Count23; 

• Indices of Multiple Deprivation (IMD) (2019)24; 

• Metropolitan Police Crime Statistics25; 

• GLA Datasets (various); 

• Get information about schools26; and 

• NHS Choices27. 

Field Study 

6.18 The surrounding local area has been visited and checks made on the ground to verify that published 

information is correct.   

 
18 https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019 

19 WYG, 2015. How far do People Walk? Available: https://www.wyg.com/uploads/files/news/WYG_how-far-do-people-walk.pdf  

20 ONS, 2011. 2011 Census. Available at https://www.nomisweb.co.uk/ 

21 ONS, 2020. Sub National Population Projections 2018. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpopulationprojectionsforengl

and/2018based 
22 ONS, 2019. Household projections in England. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland 
23 ONS, 2020. Claimant Count. Available: https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx?town=hounslow#tabwab 

24 Ministry of Housing, Communities & Local Government, 2019. English indices of Deprivation 2019. Available at 

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2019 

Assessment Method 
Methodology 

Demolition and Construction Stage 

6.19 There is no government guidance setting out the preferred method for assessing the likely effects during 

the demolition and construction stage.  

6.20 Demolition and construction effects have been assessed using standard ratios of construction 

employment to output28 assuming an average annual output per employee, applied to estimated total 

demolition and construction costs for the proposed development.  Total employment has taken into 

consideration leakage and displacement (discussed further below).  

6.21 The methodology that has been used involves calculating the average amount of construction spend 

required to generate one full time job and applying this to the total estimated construction spend.  This 

is then divided by the construction period to give the total number of jobs on-site per year over the 

construction period. 

6.22 An assessment of spending potential of construction workers on the site has been calculated using spend 

per capita estimates ratios29.   

6.23 The Applicant has undertaken a study30 exploring the multiplier effect based on development projects by 

the Berkeley Group, and estimated an average multiplier effect of 1.8. In light of this, a multiplier of 1.8 

has been adopted for the purposes of this assessment.  

6.24 The potential loss of jobs in the existing Tesco store have also been taken into account and the 

subsequent loss of spending in the local economy has been calculated. 

Completed Development Stage 

6.25 The assessment of potential impacts of the proposed development during the completed development 

stage has been undertaken using the following methodologies, data sources and assumptions: 

Housing and Population 

6.26 The future population total expected once the proposed development is operational has been forecasted 

using the yields from the GLA Population Yield Calculator31.  This is in the absence of a more localised 

method of calculating a figure for Hounslow, though it does differentiate between inner and outer London, 

of which Hounslow falls into the latter category.  It also takes account of a site’s PTAL score, which for 

this site is two32. 

6.27 The development specification for the outline application sets ranges for the unit mix across the tenures. 

The population yield calculations within this assessment has been based on an interpretation of these 

ranges to derive an assumed reasonable worst-case tenure and unit mix in respect of population yield. 

6.28 The calculation has been based on the Outer London dataset. The Outer London dataset is based on a 

lower number of examples and the calculator does not differentiate between flatted developments and 

houses.  

6.29 Furthermore, studio apartments have been calculated as one-bedroom apartments as the calculator does 

not account for studios. 

 

25 Metropolitan Police 2020. Stats and Data. Available: https://www.met.police.uk/sd/stats-and-data/ 

26 Department of Education, 2020. Get Information About Schools. Available: https://get-information-schools.service.gov.uk/ 

27 NHS, 2020.  Find GP Services.  Available at https://www.nhs.uk/Service-Search 

28 Department for Business, Energy and Industrial Strategy (BEIS) formerly Department for Business, Innovation and Skills, 2014., Available: 

https://www.gov.uk/government/collections/construction-statistics 
29 VISA Europe, 2014 UK Working Day Spend Report. Available: https://www.visaeurope.com/media/pdf/17590.pdf 

30 Ernst and Young, 2014. The Berkeley Group’s Economic Contribution, Available: https://www.berkeleygroup.co.uk/media/pdf/q/h/berkeley-reports-

and-opinions-economic-sustainability-reports-economic-impact-assessment.pdf 
31 Greater London Authority (GLA), 2020. Population Yield Calculator. Available: https://data.london.gov.uk/dataset/population-yield-calculator 

32 Transport for London, 2020. WebCAT.  

https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019
https://www.wyg.com/uploads/files/news/WYG_how-far-do-people-walk.pdf
https://www.nomisweb.co.uk/
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpopulationprojectionsforengland/2018based
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpopulationprojectionsforengland/2018based
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx?town=hounslow#tabwab
https://www.gov.uk/government/statistics/english-indices-of-deprivation-2019
https://www.met.police.uk/sd/stats-and-data/
https://get-information-schools.service.gov.uk/
https://www.nhs.uk/Service-Search
https://www.gov.uk/government/collections/construction-statistics
https://www.visaeurope.com/media/pdf/17590.pdf
https://www.berkeleygroup.co.uk/media/pdf/q/h/berkeley-reports-and-opinions-economic-sustainability-reports-economic-impact-assessment.pdf
https://www.berkeleygroup.co.uk/media/pdf/q/h/berkeley-reports-and-opinions-economic-sustainability-reports-economic-impact-assessment.pdf
https://data.london.gov.uk/dataset/population-yield-calculator
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Employment and Economy 

6.30 Employment generated by the commercial floorspace has been calculated by applying standard job 

density ratios as set out in the Home and Communities’ Agency (HCA) Employment densities guide (3rd 

edition) 201533 and the commercial floorspace (from the area schedule).  In order to ascertain the total 

potential for jobs created, the impact of indirect and induced jobs (multiplier effects), leakage and 

displacement have also been considered. 

6.31 Displacement (i.e. jobs taken from businesses in neighbouring areas) depends on a number of factors.  

In this case, with limited information provided on the nature of the businesses that will be attracted to 

the area, HCA guidance ‘ready reckoners’34 have been used. 

6.32 There is the potential for leakage, where jobs created at a site are taken by those outside the resident 

target area.  The GLA estimates35 that 19 % of people who work in London commute from outside the 

capital. Accordingly, this percentage has been applied to the assessment. 

6.33 Changes in direct employment have indirect and induced effects due to interdependencies between 

economic sectors and the required supply chain for new employment uses.  This is known as the multiplier 

effect.  Therefore, the estimated number of indirect and induced jobs arising from the proposed 

development have been calculated by using the Scottish Government’s multiplier effects guidance, as 

there is no equivalent for England36.  

6.34 An estimate of spending generated because of the proposed development once operational has been 

calculated using average national household spending figures, and an average figure for daily worker 

spending37.  

Education 

6.35 Child yield for the purposes of assessing the net demand for school places has been calculated by using 

the GLA Population Yield Calculator38.  This was compared to the existing number of available school 

places based on data published by the Department for Education’s ‘Get information about schools’ 

website39.  

Health and Wellbeing 

6.36 To assess health and wellbeing Healthy Urban Development Unit’s (HUDU) ‘Rapid HIA Tool’40 was used.  

Whilst this document is designed for Health Impact Assessments, it does provide a useful list of influences 

on health and lists how planning can lead to both positive and negative effects on health.  The relevant 

influences on health are listed as: 

• Access to high quality housing; 

• Access to healthcare services and social infrastructure; 

• Access to open space and nature; 

• Air quality, noise and neighbourhood amenity; 

• Accessibility and active travel; 

• Crime reduction and community safety; 

• Access to healthy food; 

• Access to work and training; 

• Societal cohesion and lifetime neighbourhoods; 

• Minimising the use of resources; and 

• Climate change. 

 
33 Homes and Communities Agency, 2015.  Employment densities guide 2015. Third Edition. Available: https://www.kirklees.gov.uk/beta/planning-

policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf 
34 Homes and Communities Agency, 2014, Additionally Guide, Fourth Edition, Available: 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/378177/additionality_guide_2014_full.pdf 
35 Greater London Authority, 2016. Trends in the demand for labour and skills across London as a whole. Available: 

https://www.london.gov.uk/sites/default/files/working_paper_75.pdf 
36 Scottish Government, 2014. Economy Statistics, Employment Multipliers. Available: http://www.gov.scot/Topics/Statistics/Browse/Economy/Input-

Output/Mulitipliers. These are used as there are no reliable figures published for England. 

6.37 These influences have been assessed qualitatively; however, the focus has been on access to public 

services, particularly primary health care, as sufficient provision of relevant infrastructure must be 

provided to ensure adequate healthcare.  The HUDU benchmark of 1,800 registered patients per NHS 

General Practitioner (GP) has been used to estimate the capacity of and demand for local primary 

healthcare.  This is compared with the number of registered patients and GPs at existing GP practices 

based on data published by NHS. 

6.38 The HUDU benchmark for dentists is one per 2,000 patients, which is compared to the existing number 

of Dental Practices and registered dentists.  However, the number of patients at each practice is not 

published and therefore a professional judgement has been applied as to the number of dentists within 

1.2 km (an appropriate walking distance). 

6.39 The location of pharmacies and opticians within 1.2 km of the site boundary has been considered; 

however, there are no set benchmarks for provision per population, therefore an assessment on the 

number of facilities within this study area has been made based on professional judgement. 

Open and Play Space 

6.40 Demand for play space has been assessed by calculating the child yield in accordance with the GLA’s 

Supplementary Planning Guidance (SPG) on ‘Shaping Neighbourhoods: Children and Young People’s Play 

and Informal Recreation’41, calculating the resulting open space required and comparison with the 

proposed development’s open space proposals. 

Crime and Community Safety and Deprivation 

6.41 The impact of the proposed development on deprivation, crime and community safety has been assessed 

against the baseline data, which uses Met Police crime statistics.  The Architects have considered crime 

and community safety as far as it is possible for an outline application, and there is therefore an inherent 

limitation as to the details of relevant aspects of the project are available at this stage. It is expected 

that as part of the normal course of reserved matters applications, the Metropolitan Police Service and 

Secure by Design officer at the LBH will be consulted to achieve Homes 2016 SBB standard and Building 

Regulations (Part Q) compliance.  The impact on deprivation has been assessed using professional 

judgement by considering the domains of the IMD and the effect that new housing, news jobs and other 

new facilities will have on them. 

Community Facilities 

6.42 Demand for library, leisure and community space has been calculated at a ratio of 30 m2 per 1,000 

people for library space and 50 m2 per 1,000 m2 for leisure and community space.  There is not a 

nationally or locally adopted standard for this and therefore professional judgement has been used to 

reflect the ratios commonly used when assessing community infrastructure needs.  

Cumulative Stage 

6.43 In addition to the direct effects of the proposed redevelopment of the site, there are also the impacts 

associated with other surrounding developments that need to be taken into account. The details of these 

cumulative schemes are set out in ES Chapter 2: EIA Methodology and Approach, including the particulars 

(e.g. number of new residential units, quantum of commercial floorspace etc.) that would affect the 

receptors set out above. The cumulative schemes have been assessed on this basis. 

Assessment Criteria 
6.44 The assessment criteria applied within the assessment is discussed in this section. The criteria considers 

the sensitivity of the receptor, the magnitude of impact and the scale of the effect. In considering the 

37 ONS, 2020. Family Spending in the UK. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/april2018tomarch2

019 and VISA Europe, 2014 UK Working Day Spend Report. Available: https://www.visaeurope.com/media/pdf/17590.pdf. 
38 Greater London Authority, 2020. Population Yield Calculator. Available: https://data.london.gov.uk/dataset/population-yield-calculator 

39 Department of Education, 2020. Get Information About Schools.  

40 Healthy Urban Development Unit (HUDU), 2019. Rapid Health Impact Assessment Tool. Available: https://www.healthyurbandevelopment.nhs.uk/wp-

content/uploads/2019/10/HUDU-Rapid-HIA-Tool-October-2019.pdf 
41 Greater London Authority, 2012. Shaping Neighbourhoods: Children and Young People’s Play and Informal Recreation. Available: 

https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/play-and-informal-recreation 

https://www.kirklees.gov.uk/beta/planning-policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf
https://www.kirklees.gov.uk/beta/planning-policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/378177/additionality_guide_2014_full.pdf
https://www.london.gov.uk/sites/default/files/working_paper_75.pdf
http://www.gov.scot/Topics/Statistics/Browse/Economy/Input-Output/Mulitipliers
http://www.gov.scot/Topics/Statistics/Browse/Economy/Input-Output/Mulitipliers
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/april2018tomarch2019
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/april2018tomarch2019
https://www.visaeurope.com/media/pdf/17590.pdf
https://data.london.gov.uk/dataset/population-yield-calculator
https://www.healthyurbandevelopment.nhs.uk/wp-content/uploads/2019/10/HUDU-Rapid-HIA-Tool-October-2019.pdf
https://www.healthyurbandevelopment.nhs.uk/wp-content/uploads/2019/10/HUDU-Rapid-HIA-Tool-October-2019.pdf
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/play-and-informal-recreation
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significance of an effect, consideration has been given to the duration of the effect, the geographical 

extent of the effect and the application of professional judgement.  

Receptor Sensitivity/Value Criteria 

6.45 The sensitivity of receptors has been classified as low, medium or high, in accordance with the criteria 

set out in Table 6.2. 

Table 6.2: Receptor Sensitivity Criteria 

Sensitivity Criteria 

Low Receptors that are not sensitive to new people or businesses and are able to 

easily adapt and accommodate new demand. 

Medium Receptors that are somewhat sensitive to new people or businesses but may 

be able to adapt and accommodate new demand over time. 

High Receptors that are highly sensitive to a sudden influx of new people or 

businesses in an area and are unlikely to be able to adapt and accommodate. 

Impact Magnitude Criteria 

6.46 The magnitude of impact has been classified as low, medium or high, in accordance with the criteria set 

out in Table 6.3. 

Table 6.3: Impact Magnitude Criteria 

Magnitude of Impact Criteria 

Low Some but likely unnoticeable change which is unlikely to substantially change 

demand for social infrastructure or affect the economy. 

Medium Noticeable change which is likely to affect the demand for social infrastructure 

or affect the economy. 

High Substantial change that is likely to substantially change the demand for social 

infrastructure or affect the economy. 

Scale of Effect Criteria 

6.47 The scale of effect criteria has been derived based on the value/sensitivity of receptors against the 

magnitude of impact as presented in Table 6.4. 

Table 6.4: Scale of Effect Criteria 

Magnitude of Impact Sensitivity of Receptors 

Low Medium High 

Low Negligible Minor Moderate 

Medium Minor Moderate Moderate-Major 

High Moderate Moderate-Major Major 

6.48 Based on professional judgement, moderate and major effects are considered significant in EIA terms.  

6.49 In determining the significance of reported effects, consideration has been given to the type of effect i.e. 

direct, indirect or secondary, the geographical extent of the effect and the duration of the effect. Duration 

of effect has been described as short, medium or long-term as presented in Table 6.5. 

Table 6.5: Duration of Effects Criteria 

Duration Criteria 

Short Zero-five years 

Medium Five-ten years 

 
42 Greater London Authority, 2020. Ward population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

Table 6.5: Duration of Effects Criteria 

Duration Criteria 

Long More than ten years 

Nature of Effect Criteria 

6.50 The nature of the effect has been described as either adverse, neutral or beneficial as follows: 

• Beneficial – An advantageous effect to a receptor; 

• Neutral – An effect that on balance, is equally beneficial and adverse to a receptor; or 

• Adverse – A detrimental effect to a receptor. 

Assumptions and Limitations 
6.51 Whilst every care has been taken to ensure that data sources used are credible and robust, this 

assessment relies on the assumption that these sources are accurate as no primary research has been 

undertaken.  

6.52 The assessment has been carried out, as far as possible, against a benchmark of current socio-economic 

baseline conditions prevailing around the site from data gathered between August 2019 and May 2020.  

The baseline conditions can be subject to change over time.  

Baseline Conditions 
Existing Baseline 
6.53 This section summarises the characteristics of the existing socio-economic conditions of the site and 

within the study area.  These conditions are considered in the context of wider local, borough, regional 

and national socio-economic climates.  The information provides the baseline against which the potential 

impacts of the proposed development have been assessed.  

Existing Site 

6.54 The site is located north of the A4 Great West Road at the corner of Syon Lane (B545) and Grant Way, 

in Isleworth. The site is bound to the: 

• north-west by MacFarlane Lane, beyond which is Goals Gillette Corner Sportfields (including Goals 

Gillette Corner Football Academy football pitches and Sky’s football area), the site of the proposed 

Bolder Academy and Wyke Green Golf Course; 

• north-east by the Sky Isleworth Campus comprising 11 large-scale headquarters, studio and playout 

centre buildings; 

• east by Grant Way, beyond which are a small area of amenity space, the Sky Isleworth Campus and 

the West Cross Industrial Estate, including the Gillette Building; 

• south by Syon Lane (B454), beyond which are two-storey semi-detached houses (the nearest is 

approximately 20 m to the south) and a two-storey apartment block; and  

• west by MacFarlane Lane and two storey semi-detached houses).   

6.55 The site comprises a Tesco store with its associated surface car park (625 spaces) and a Petrol Filling 

Station (PFS). There are 290 existing on-site employees. 

Population 

6.56 The site is located in the Osterley & Spring Grove ward, which as of 2020 has a population of 13,614.  

Osterley & Spring Grove ward and the immediately adjacent Syon ward, which is in close proximity to 

the site (see Figure 6.2), have a combined population of 28,975 residents42 and Hounslow as a whole 

has a population of over 278,641 residents43.  

6.57 The population of Hounslow has grown by approximately 23,000 residents (8 %, up from 255,300) since 

43 Greater London Authority, 2020. Housing-led population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

https://data.london.gov.uk/dataset/housing-led-population-projections
https://data.london.gov.uk/dataset/housing-led-population-projections
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the 2011 Census.  This is similar to London’s overall growth during this time, which grew from 8.2 million 

to 9 million residents (9 %)44.  Osterley & Spring Grove and Syon wards’ population also grew by 8 % 

(from 26,639 to 28,975)45, which is above the national level (6 %46). 

6.58 The population of Hounslow is expected to grow over the next 20 years.  There are various published 

population projections, but these project varying levels of growth levels of growth for Hounslow, ranging 

from 11 % growth (GLA housing based growth (2018 based)47) to 2.5 % growth (ONS SNPP (2018 

based)48) between 2020 and 2040. 

6.59 The population of Osterley & Spring Grove ward is expected to grow by 17 % between 2020 and 2040 

as is the combined wards of Osterley & Spring Grove and Syon over the same period49.   

6.60 Osterley & Spring Grove ward has a large proportion of residents of working age (aged 16-64), with 66 

% of the population falling into this bracket.  This is very similar to the rate in Osterley and Spring Grove 

and Syon combined (67 %)50, Hounslow (66 %) and London as a whole (68 %)51.  

6.61 The under 16s population is comparable in Osterley & Spring Grove (20 %) and Syon wards (21 %)52 

compared to the borough average (22 %), and again, this is similar to the London wide rate of 20 %53.   

6.62 Overall, Osterley & Spring Grove and Syon wards and Hounslow generally have a relatively young 

population profile compared to the national average54 as shown in Figure 6.3. 

 

Figure 6.3: Population Age Structure 2020 

6.63 By 2040, the age structure of Osterley & Spring Grove and Syon wards is expected to remain broadly 

 
44 Greater London Authority, 2020. Housing-led population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

45 Greater London Authority, 2017. Ward population projection. Available: https://data.london.gov.uk/dataset/projections/ 

46 Office for National Statistics, 2019. England population mid-year estimate. Available: https://www.ons.gov.uk/peoplepopulationandcommunity/ 

populationandmigration/populationestimates/timeseries/enpop/pop  and Office for National Statistics, 2019. Population projections for regions. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/regionsinenglandtable1 
47 Greater London Authority, 2020. Housing-led Population Projection (2018 based). Available: https://data.london.gov.uk/dataset/housing-led-

population-projections 
48 Office for National Statistics, 2020. Subnational Population Projection 2018 based. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpopulationprojectionsforengl

and/2018based 
49 Greater London Authority, 2020. Ward population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

50 Greater London Authority, 2020. Ward population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

51 Greater London Authority, 2020. Housing-led population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 
52 Greater London Authority, 2020. Ward population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

similar to its current demographic (see Figure 6.455), with a high proportion of working age adults and a 

much lower than average elderly or retired population compared to the national average.  

 

Figure 6.4: Predicted Population Age Structure 2040 

6.64 It is clear from the available data that there is a high concentration of older working age people and 

slightly more families, particularly those with younger children (e.g. 0-4) living in the wards compared 

to the England average.  There are far fewer elderly people and older children (10-18) and young adults 

(19-24), and this distribution of age groups is not expected to change significantly in the next 20 years.  

Ethnicity 

6.65 Osterley & Spring Grove ward is comparatively more ethnically diverse than the borough and London 

averages.  The ethnic profile of the Osterley & Spring Grove is highly mixed, with just 45 % of residents 

being of white ethnic origin.  This compares to 55 % of the combined Osterley and Spring Grove and  

Syon wards56, 51 % of Hounslow and 60 % of London as a whole57. 

6.66 The largest Black, Asian and Minority Ethnic (BAME) group in the area is the Asian community, which 

makes up 41 % of the population of Osterley & Spring Grove ward, 29 % of the combined Osterley and 

Spring Grove and Syon wards58, 40 % of Hounslow and 22 % of London’s population. 

Housing 

6.67 Figure 6.5 shows the tenure of existing housing in the combined Osterley and Spring Grove and Syon 

wards compared to Hounslow, London and National averages. The data is from a combination of sources 

53 Greater London Authority, 2020. Housing-led population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

54 Office for National Statistics, 2020. Subnational Population Projection 2018 based. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpopulationprojectionsforengl

and/2018based 

Greater London Authority, 2020. Housing-led population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

Greater London Authority, 2020. Ward population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 
55 Office for National Statistics (ONS), 2020. Subnational Population Projection 2018 based. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpopulationprojectionsforengl

and/2018based 

Greater London Authority, 2020. Housing-led population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 

Greater London Authority, 2020. Ward population projection. Available: https://data.london.gov.uk/dataset/housing-led-population-projections 
56 Greater London Authority, 2014. Ward Atlas (2014). Available: http://londondatastore-upload.s3.amazonaws.com/instant-atlas/ward-atlas-

2014/atlas.html 
57 Greater London Authority, 2016. Ethnic Group Projections (Central trend). Available: https://data.london.gov.uk/dataset/projections/ 

58 Greater London Authority, 2014. Ward Atlas (2014). Available:                   

http://londondatastore-upload.s3.amazonaws.com/instant-atlas/ward-atlas-2014/atlas.html 
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including projections from the GLA59 for England, London and Hounslow; however, only 2011 census 

data was available for the ward level information60.   

 

Figure 6.6: Existing Housing by Tenure 

6.68 The data shows a relatively small proportion of outright ownership and a relatively high proportion of 

privately rented accommodation in the Osterley & Spring Grove and Syon wards compared to the other 

geographies.  There is a relatively high level of ownership (but with a mortgage) in the wards.  

6.69 Figure 6.6 shows existing housing stock by number of bedrooms.   

 

Figure 6.5: Existing Housing by Number of Bedrooms 

 
59 Greater London Authority, 2016. Tenure of Households by Borough. Available: https://data.london.gov.uk/dataset/housing-tenure-borough 

60 Greater London Authority, 2014. Ward Atlas (2014). Available:    

http://londondatastore-upload.s3.amazonaws.com/instant-atlas/ward-atlas-2014/atlas.html 
61 Office for National Statistics, 2011. Census data. Available: https://www.nomisweb.co.uk/census/2011/qs411ew 

62 Office for National Statistics, 2011. Census data. Available: 

https://www.nomisweb.co.uk/census/2011/QS411EW/view/1946157272?rows=rural_urban&cols=cell 
63 Office for National Statistics, 2011. Census data. Available: 

https://www.nomisweb.co.uk/census/2011/QS411EW/view/2013265927?rows=cell&cols=rural_urban 
64 Office for National Statistics, 2011. Census data. Available: 

https://www.nomisweb.co.uk/census/2011/QS411EW/view/2092957699?rows=cell&cols=ruralurban 
65 London Borough of Hounslow, 2013. Hounslow Insight. Available: http://insight.hounslow.gov.uk/?indicator=econactive_census_dr_20110101# 

66 London Borough of Hounslow, 2013. Hounslow Insight. Available: http://insight.hounslow.gov.uk/?indicator=ks601ew0008_dr_20110101# 

6.70 The combined Osterley and Spring Grove and Syon wards61, and Hounslow62 in general, have a higher 

than average proportion of two bedroom properties compared to the London63 and England64.  Osterley 

and Spring Grove and Syon wards also have a higher proportion of five or more bedroom properties than 

the other areas, but a lower number of three bedroom properties.  

Economy 

6.71 Osterley & Spring Grove and Syon wards have an economic activity rate of 75.3 % and 74.6 % 

respectively, which is slightly above the Hounslow rate of 72.5 % and the England rate of 69.9 %65.  Of 

those who are economically inactive, the proportion of students (at 6.3 % and 6.0 % for Osterley and 

Spring Grove and Syon wards respectively) is slightly lower than the Hounslow rate (6.7 %), but above 

that for England (6.8 %)66.   

6.72 The proportion of retired people in Osterley & Spring Grove and Syon wards is 9.2 % and 7.3 % 

respectively, which is slightly lower than the Hounslow average (8.3 %); however, this is considerably 

lower than the England average (13.7 %)67.  This aligns with the demographic analysis above, which 

suggests that Osterley & Spring Grove and Syon wards (and Hounslow in general) has a younger than 

average population. 

6.73 Despite the high economic activity rate, unemployment data is showing that unemployment in Osterley 

& Spring Grove and Syon wards was 4.4 % and 4.0 % respectively68 which is slightly below the Hounslow 

level (5.0 %), but comparable to the London rate of 4.9 %69. 

6.74 The number of people working in highly skilled jobs in Osterley & Spring Grove and Syon wards is slightly 

below the Hounslow and London.  The proportion of people working as managers, directors and senior 

officials in Osterley & Spring Grove and Syon wards is 12.6 % and 12.0 % respectively, compared to 

13.0 % across Hounslow and 12.4 % across London.  The proportion of residents in professional 

occupations in the Osterley & Spring Grove and Syon wards (at 25.3 % and 23.4 %) is comparable to 

the Hounslow (23.8 %) and London levels (26.5 %)70. 

6.75 The proportion of people in lower skilled jobs in Osterley & Spring Grove and Syon wards is mixed 

compared to the borough and London levels.  The proportion of people that work in process plant and 

machine operative roles is 5.1 % and 4.9 % in Osterley & Spring Grove and Syon wards, which is slightly 

below the Hounslow rate (5.7 %) but similar to the London rate (4.6 %)71. 

6.76 In comparison, the residents of Osterley & Spring Grove and Syon wards are notably less qualified, with 

45.9 % and 38.9 % of the population having degree level or above qualifications compared with 54.5 % 

in Hounslow and 53.1 % across London.  This trend is mirrored by the proportion of residents with no 

qualifications as 10.8 % and 16.4 % of Osterley & Spring Grove and Syon ward residents fall into this 

category, compared with Hounslow (6.0 %) and London (6.6 %), whose levels are much lower72. 

Quality of Life 
Deprivation 

6.77 There are several ‘domains’ (indicators) of deprivation, including income, employment, education skills 

and training, health and disability, crime, barriers to housing and services and living environment.  The 

data is used to form the Government’s IMD73, which measures deprivation by combining a number of 

domains to give a single deprivation score for each ‘Lower Super Output Area’ (LSOA) across England.  

A LSOA is a geographical area created for statistical purposes.  Each one contains a population of between 

1,000-3,000 individuals and 400-1,200 households, which are ranked relative to one another according 

67 London Borough of Hounslow, 2013. Hounslow Insight. Available: http://insight.hounslow.gov.uk/?indicator=ks601ew0007_dr_20110101# 

68 Office for National Statistics, 2013. Local Area Report. Available: https://www.nomisweb.co.uk/reports/localarea?search= 

69 Office for National Statistics, 2019. Labour Market Profile – Hounslow. Available: 

https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx 
70 Office for National Statistics, 2019. Labour Market Profile – Hounslow. Available: 

https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx 
71 Office for National Statistics, 2019. Labour Market Profile – Hounslow. Available: 

https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx 
72 Office for National Statistics, 2019. Labour Market Profile – Hounslow. Available: 

https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx 
73 Department for Communities & Local Government, 2019. English indices of Deprivation 2019. Available: 

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2019 
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to their level of deprivation.  Calculations can also be done to produce IMD rankings for local authority 

areas as well. 

6.78 The LBH is the 19th most deprived borough in London, and the 95th most deprived local authority in 

England according to the 2019 IMD74.  This represents an improvement since the 2015 IMD75 when it 

was the 17th most deprived borough and the 86th most deprived local authority in England.  This is also 

an improvement compared to the 2010 IMD as Hounslow was ranked as the 18th most deprived authority 

in London and the 92nd most deprived in England76. 

6.79 Only one of Hounslow’s 142 (LSOAs) is in the 10 % most deprived LSOAs in England and is not located 

in Osterley & Spring Grove or Syon ward77.  The most deprived LSOA in the two wards is ranked as the 

22,847th least deprived in England, placing it amongst the 30 % most deprived neighbourhoods in the 

country.  

Crime Reduction and Community Safety 

6.80 Figure 6.7 shows the crime rate per 1,000 people by Safer Neighbourhood Team (SNT) area in Hounslow 

(which are the same as the wards) for May 2018-April 2020.  Osterley & Spring Grove and Syon wards 

had the eighth and fifth highest rates of offences of the 21 SNT areas in the borough respectively.  They 

had rates of with 187.49 and 205.36 offences per 1,000 people compared to a borough level of 208.06 

and 195.46 for London as a whole.   

 

Figure 6.7: Notifiable Offences in Hounslow by SNT Area May 2018 to April 202078 

6.81 Of the 5,504 offences in the Osterley & Spring Grove and Syon areas, the largest number and proportion 

(1,591 (28.9 %)) were categorised as ‘violence against the person’, which includes common assault, 

assault with injury, harassment etc.  The second largest number and proportion of offences (1,072 (19.5 

%)) are theft, which includes theft from cars, theft of cars or bicycles, theft from shops etc. 

6.82 These two most common crimes in the wards are the same as the two most prevalent in the borough.  

Violence against the person accounts for 28.7 % (15,033 offences out of 52,386), with theft account for 

a further 20.2 % (10,571) offences.  

6.83 This trend towards violence against the person and theft being the most common crimes also continues 

at the London level, accounting for 24.8 % and 26.6 % of all crimes respectively.  This means that of 

the two most common crimes in the ward, violence against the person occurs slightly more frequently, 

 
74 Department for Communities & Local Government, 2019, 2019. Indices of Deprivation 2019. Available: 

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2019 
75Department for Communities & Local Government, 2015. Indices of Deprivation 2015. Available:  

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2015 
76 Department for Communities & Local Government, 2010. Indices of Deprivation 2010. Available:  

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2010 

but theft significantly less often (as a proportion of all crimes) than they do than London as a whole.   

Education 

Early Years 

6.84 Early years’ education typically refers to provision for children under five years old and is provided by 

different types of providers including private, voluntary, independent and council maintained nurseries 

and nurseries within primary schools.  This range of providers and the fact that it is not compulsory for 

under-fives to attend an educational establishment can make it difficult to estimate the number of places 

required. 

6.85 The Hounslow Childcare Sufficiency Assessment 201979 identified that that there has been a declining 

number of zero-four year olds over the past three years, and this trend is expected to continue until at 

least 2022.  In addition, the total number of zero-four year olds in the borough (20,507) is the lowest it 

has been since 2011.  It also identified that there were vacant spaces available in Osterley & Spring 

Grove for zero-two year olds (though no figures were given). 

6.86 For three-four year olds, the report shows that the take-up level of free entitlement (15 hours) for 

Osterley & Spring Grove ward was 80 %, with vacant places available (though no figure was specified) 

along with a declining population of three-four years olds.  This suggests that there is additional capacity 

to accommodate more three-four year olds within the area.  

6.87 There are two preschools and playgroups found within 1.2 km of the site, as well as six day-nurseries80, 

as shown in Figure 6.8 and listed in Table 6.6. 

 

Figure 6.8: Existing Nurseries within 1.2 km of Site 

77 Department for Communities & Local Government, 2019. Indices of Deprivation Interactive Dashboard – Local Authority Focus.  

78 Metropolitan Police Service, 2020. Statistics and Crime Data Dashboard (Safer Neighborhoods tab). Available:  

https://www.met.police.uk/sd/stats-and-data/met/crime-data-dashboard/ 
79 London Borough of Hounslow, 2019. Childcare Sufficiency Annual Report 2019. Available: 

https://www.hounslow.gov.uk/downloads/file/2665/childcare_sufficiency_annual_report_-_2019 
80 London Borough of Hounslow, 2020. Find Your Nearest mapping.  
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Table 6.6: Existing Nurseries within 1.2 km of Site 

Name Approximate Distance from Site Vacancies? 

The De Lacey Montessori School 0.2 km N 

Osterley Park Day Nursery 0.5 km N 

The Learning Tree Childcare, Nursery and Preschool 0.8 km N 

St Mary’s Osterley Playgroup 0.9 km N 

Harvard Park Pre-School 0.9 km N 

9 Months Nursery 1.0 km N 

Teenie Townies Pre-school 1.2 km N 

West Thames College Nursery 1.2 km Y 

Primary School Provision 

6.88 There are five primary schools within a 1.2 km radius of the site’s boundary81 as shown in Figure 6.9 and 

Table 6.7.  The study area of 1.2 km has been adopted on the basis it is a walkable distance to access 

school facilities.  The Department for Transport (DfT)82 published its National Travel Survey in 2018 and 

this identifies an average travel distance to school across London of 1 mile (1.6 km).  However, this 

figure has not been used, as it is not considered a reasonable reflection of the local circumstances of the 

site and surrounding study area, which is urban in character and well provided with school facilities. 

6.89 The data used to estimate the school capacity baseline has been taken from the Department for Education 

website83. 

6.90 It has been projected that in terms of future demand for primary school places Hounslow will see a 

decline (for both state and private provision) from 27,326 pupils to 25,739 between the 2019/20 and 

2027/28 academic years.  At a ward level, Osterley & Spring Grove and Syon are also expected to see a 

decline in the need for primary school provision, from 2,638 to 2,490 places over the same period84.  

 

Figure 6.9: Existing Primary Schools within 1.2 km of Site 

 
81 London Borough of Hounslow, 2020. Find Your Nearest mapping.  

82 The Department for Transport, 2019. National Travel Survey: 2018. Available: https://www.gov.uk/government/statistics/national-travel-survey-2018 

83 Department for Education, 2020. Compare School Performance.  

Table 6.7: Existing Primary Schools within 1.2 km of Site 

Name Approximate Distance 

from Site 

Total 

Pupils 

Capacity Surplus/ 

Deficit 

Niksham School 0.3 km 250 700 +450 

Marlborough Primary School 0.6 km 680 660 -20 

The Smallberry Green Primary School 1.0 km 415 445 +30 

Isleworth Town Primary 1.2 km 950 812 -138 

Our Lady & ST John RC Primary School 1.2 km 221 210 -11 

Total - 2,516 2,827 +311 

6.91 Within 1.2 km of the site boundary, there are currently 311 surplus primary school places. 

Secondary School Provision 

6.92 Within 1.2 km of the site boundary, there are four secondary schools as shown in Figure 6.1085 with the 

details of these schools and their pupil capacity listed in Table 6.8. 

 

Figure 6.10: Existing Secondary Schools within 1.2 km of Site 

Table 6.8: Existing Secondary Schools within 1.2 km of Site 

Name Approximate Distance 

from Site 

Total Pupils Capacity of 

Schools 

Surplus/ 

Deficit 

The Niksham School 0.3 km 251 700 +449 

The Green School 0.7 km 1,133 2,200 +1,067 

Isleworth and Syon School 0.8 km 1,056 979 -77 

Bolder Academy 0.9 km 150 1,260 +1,110 

Total - 2,590 5,139 +2,549 

84 Greater London Authority (GLA), 2018. Projected demand for school places. Available: https://data.london.gov.uk/dataset/pan-london-school-place-

demand 
85 London Borough of Hounslow, 2020. Find Your Nearest mapping.  

https://www.gov.uk/government/statistics/national-travel-survey-2018
https://data.london.gov.uk/dataset/pan-london-school-place-demand
https://data.london.gov.uk/dataset/pan-london-school-place-demand
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6.93 These secondary schools currently have 2,549 surplus places.  In addition to this, older children often 

tend to travel further than 1.2 km to school due to pupil and parental preference and thus these schools 

may come under a varying amount of pressure, depending on preferences of future populations. 

6.94 It has been projected that in terms of future demand for secondary school places Hounslow will see a 

slight increase (for both state and private provision) from 17,057 pupils to 18,627 between the 2019/20 

and 2027/28 academic years.  The current excess capacity is therefore well placed to meet this need.  

At a ward level, Osterley & Spring Grove and Syon are also expected to see an increase in the need for 

secondary school provision, from 1,827 to 2,104 over the same period86.  The current large surplus of 

capacity in local schools is therefore well placed to meet this future additional need of 227 additional 

pupils in future with a significant number of places still remaining available, after taking account of this 

growth. 

Health 

GP Surgeries 

6.95 There are no GP surgeries within the 1.2 km of the site boundary; the closest ones are just beyond this 

limit located at the Brentford Health Centre.  This 1.2 km radius has been used as, like schools, it is 

considered a reasonable walkable distance within which residents can access healthcare facilities.   

6.96 Details of the surgeries shown in Figure 6.11 and Table 6.9 provide information on the number of GPs, 

the number of registered patients, and if the surgery is accepting new patients.  

 

Figure 6.11: Closest Existing GP Surgeries to Site 

 
86 Greater London Authority (GLA), 2018. Projected demand for school places. Available: https://data.london.gov.uk/dataset/pan-london-school-place-

demand 
87 NHS, 2020. NHS Choices. Available: https://www.nhs.uk/Services/GP/Overview/DefaultView.aspx?id=39770 

Table 6.9: Closest Existing GP Surgeries to Site 

Surgery 

Name 

Approximate 

Distance  

from Site 

No. of 

GPs 

No. of 

Patients 

Average 

Patient 

per GP 

Ratio above / 

below HUDU 

benchmark 

(1,800 people / 

GP) 

Accepting 

New        

Patients 

(Y/N) 

Site within 

Surgery 

Catchment 

(Y/N) 

Brentford 

Family 

Practice87 

1.3 km 2 4,230 2,115 +315 Y Y 

Brentford 

Group 

Practice88 

1.3 km 7 9,013 1,288 -512 Y Y 

Albany 

Practice89 

1.3 km 4 6,966 1,742 -58 Y Y 

Total - 13 20,209 1,555 - - - 

6.97 This analysis also considers GP catchment areas. This is a complicated issue as since January 2015, all 

GP practices in England are free to register new patients who live outside their practice boundary area, 

but it is for a practice to decide, at the point of registration, whether it is clinically appropriate and 

practical to register individual patients in that way.   

6.98 Table 6.9 identifies that the three nearest practices currently have a surplus of 3,191 places (primarily 

at the Brentford Group Practice) and an average of 1,555 patients per GP, below the HUDU benchmark 

of 1,800 patients per GP.   

6.99 It should be noted that these figures do tend to fluctuate considerably due to GPs leaving and joining a 

practice rather than sudden changes in patient numbers. 

Dentists, Opticians and Pharmacies 

6.100 Dental surgeries are also classified as primary health care facilities. The list presented in Table 6.10 

includes those listed as dentists, dental practitioners and dental performers on NHS Choices website (it 

does not include hygienists or dental assistants).  There are two dental practices within 1.2 km of the 

site, both of which are currently accepting new patients.  Patient numbers for dentist practices are not 

published; therefore, it is not possible to assess capacity. 

6.101 Pharmacies and Opticians are also shown in Figure 6.12.  There are three pharmacies and one optician 

within 1.2 km of the site boundary. There is no specified or suggested capacity level for pharmacies and 

opticians, as these are privately provided services. Their inclusion it to provide a fuller picture of the 

services available in the area, but are therefore not subject to set ratios etc. as GP surgeries are.   

6.102 It should be noted that the existing optician and pharmacy currently located on the site have not been 

included in this assessment as they would be lost from this site, but they will be re-provided as part of 

the redevelopment and relocation of the store.  

88 NHS, 2020. NHS Choices. Available: https://www.nhs.uk/Services/GP/Overview/DefaultView.aspx?id=42526 

89 NHS, 2020. NHS Choices. Available: https://www.nhs.uk/Services/GP/Overview/DefaultView.aspx?id=38658 

https://data.london.gov.uk/dataset/pan-london-school-place-demand
https://data.london.gov.uk/dataset/pan-london-school-place-demand
https://www.nhs.uk/Services/GP/Overview/DefaultView.aspx?id=39770
https://www.nhs.uk/Services/GP/Overview/DefaultView.aspx?id=42526
https://www.nhs.uk/Services/GP/Overview/DefaultView.aspx?id=38658
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Figure 6.12: Dentists, Pharmacies and Opticians within 1.2 km of Site 

Table 6.10: Existing Dentists within 1.2 km of Site 

Name Approximate 

Distance from 

Application 

Site 

Dentist 

Count 

Accepting 

Fee Paying 

Adults 

Accepting 

Charge 

Exempt 

Adults 

Accepting 

Children 

Osterley Practice90 1.1 km 5 Y Y Y 

Bridge Dental Practice91 1.2 km 4 Y Y Y 

Total  9 - - - 

Open and Play Space 

6.103 Open space and play space are required by residents for recreation and play.  Hounslow’s Open Space 

Background Paper92 sets out the hierarchy of typologies of open space available within the LBH.  It has 

concluded that Hounslow has a wide range and variety of open spaces and recreation areas is an integral 

part of its character.  

6.104 There is a good provision of open space within 800 m of the site boundary as shown in Figure 6.13 and 

listed in Table 6.11. 

 
90 NHS, 2020. NHS Choices. Available: https://www.nhs.uk/Services/dentists/Overview/DefaultView.aspx?id=22388 

91 NHS, 2020. NHS Choices. Available: https://www.nhs.uk/Services/dentists/Overview/DefaultView.aspx?id=22361 

 

Figure 6.13: Existing Open and Play Spaces within 800 m of Site 

Table 6.11: Existing Open and Play Space within 800 m of Site 

Name of Open or 

Play Space 

Approximate 

Distance to 

Site 

Description 

Wyke Green 0.6 km This area covers 2.08 ha and is described in the Council’s Open Space 

Background Paper as a Local Park.  It primarily comprises a mix of 

wooded and open spaces and has also been used for equestrian 

grazing. There are no formal play facilities. 

Jersey Gardens 0.4 km This area covers 2.70 ha and is described in the Council’s Open Space 

Background Paper as a Local Park.  It primarily comprises a mix of 

wooded and open spaces and contains tennis courts and children’s play 

equipment. 

Boston Manor Park 0.6 km This area covers 13.99 ha and is described in the Council’s Open Space 

Background Paper as a District Park.  It was originally part of the 

Grounds of Boston Manor, but is now publicly accessible.  It contains a 

children’s play area, tennis courts, a bowls club, picnic area / café as 

well as being bordered by the Grand Union Canal.  It is heavily wooded 

and contains less formally marked sports pitches. 

Boston Manor 

Playing Fields 

0.6 km This area split by the M4 and the southern half is within 800 m of the 

boundaries of the site.  It contains an informally marked athletics 

track. 

Hawthorn Hatch 

Playground 

0.8 km This small play park contains children’s play equipment, and although 

not listed in the Council’s Open Space Background paper, would 

appear to be a local park due to its size and the facilities it provides. 

6.105 It should be noted that the above listed spaces are just those that are publicly and freely accessible open 

space within 800 m of the site.  There are many other restricted access or private open spaces within 

800 m such as sports and golf clubs, playing pitches and other facilities.  In addition to this, the 266 ha 

92 London borough of Hounslow, 2014. Hounslow Open Space Background Paper. Available: 

https://hounslow.app.box.com/s/s4b9lsfz419jk6o3ly49mieaebxs2gv6  

https://www.nhs.uk/Services/dentists/Overview/DefaultView.aspx?id=22388
https://www.nhs.uk/Services/dentists/Overview/DefaultView.aspx?id=22361
https://hounslow.app.box.com/s/s4b9lsfz419jk6o3ly49mieaebxs2gv6
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Osterley Park is less than 1 km away.  

Community Facilities 

6.106 There is one library (Osterley Library) within 1.2 km of the site boundary, which is 0.9 km away.  With 

the growth of digital format publishing and library services, the need for physical library space is changing 

and there is significant scope for multi-use facilities, incorporating community, public information and 

library services onto single sites.  This has been recognised by LBH in their ‘Leisure and Cultural Strategy 

2016-2020’ document93 which presents extensive consultation on the provision of cultural services 

including community and library facilities. Although this may be sufficient for the current needs of the 

area, the proposed development has the potential add additional pressures that may require mitigation.    

6.107 In addition, there is also a sports centre (Osterley Sports and Athletics Centre) within 1.2 km of the site 

boundary, 0.5 km away.  There are no publicly owned community halls within 1.2 km of the site 

boundary, with the nearest being Isleworth Public Hall94, which is almost 2 km from the site. These two 

community facilities are shown in Figure 6.14.  

6.108 In terms of privately owned halls and venues with community space, there are the following locations 

within the local area: 

• Ivybridge Link95 which is approximately 3 km from the site; 

• St John’s Centre96 which is approximately 1.6 km from the site; 

• Thistleworth Tennis and Social Club97 that is approximately 0.8 km from the site; 

• Brentford Free Church (Baptist and URC)98 which is approximately 1.6 km from the site; 

• Beehive Consulting Rooms99 which is approximately 1.6 km from the site; and 

• Watermans Art Centre100 which is approximately 2 km from the site.  

 

Figure 6.14: Community Facilities within 1.2 km of Site 

 
93 London Borough of Hounslow, 2016. Leisure and Cultural Strategy 2016-2020. Available: 

https://www.hounslow.gov.uk/downloads/file/194/leisure_and_culture_strategy 
94 https://www.fusion-lifestyle.com/centres/isleworth-public-hall/ 

95 https://bridgelink.org.uk/ 

96 https://www.sjcentre-isleworth.org/ 

Future Baseline 
6.109 As mentioned in the Assessment Method, the Department for Education (DfE) School capacity forecasts 

(published in March 2020)101 sets out that there would be surplus spaces at both primary and secondary 

schools within LBH. However, the data lacks of any breakdown on a school-by-school basis (particularly 

for secondary schools), and only predicts ahead up to 2023/24 for primary and 2025/26 for secondary 

schools. Therefore, the data does not necessarily reflect the future baseline position when the proposed 

development would begin to be occupied in 2028, and when it is expected to be completed in 2035. 

Accordingly, a more precautionary approach has been taken which only assesses the current baseline 

situation.  

Sensitive Receptors 
6.110 The receptors identified as sensitive to the proposed development and which have been ‘scoped-in’ to 

the assessment are summarised in Table 6.12. 

Table 6.12: Summary of Sensitive Receptors 

Receptor Sensitivity 

Demolition and Construction 

Existing employees on-site Medium (Borough (LBH)) 

Local Economy in respect of employment  Low (Regional (London)) 

Local Economy in respect of spending  Low (Local (Ward)) 

Completed Development 

Housing Demand Medium (Local (Ward)) 

Medium (Borough (LBH)) 

Low (Regional (London)) 

Local Economy in respect of spending  Low (Local (Ward)) 

Low (Borough (LBH)) 

Local Economy in respect of employment  Medium (Local (Ward)) 

Medium (Borough (LBH)) 

Low (Regional (London)) 

Existing Schools  

Demand for early years places 

Demand for primary school places 

Demand for secondary school places 

 

Medium (Local (within 1.2 km)) 

Medium (Local (within 1.2 km)) 

Medium (Borough (LBH)) 

Existing Healthcare Facilities 

Demand for GPs 

Demand for Dentists 

 

Medium (Local (within 1.2 km)) 

Low (Local (within 1.2 km)) 

Existing Local Open and Play Space Low (local (800 m)) 

Existing residents (living near to the site) in respect of deprivation Low (Local (Ward)) 

Existing community facilities Low (Local (within 1.2 km)) 

New residents and commercial occupiers in respect of crime and 

community safety 

Medium (Local (Ward)) 

97 https://www.thistleworth.net/ 

98 http://www.brentfordfreechurch.com/rooms-for-hire/ 

99 https://www.beehiverooms.co.uk/rooms 

100 https://www.watermans.org.uk/hire/ 

101 https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019 

https://www.hounslow.gov.uk/downloads/file/194/leisure_and_culture_strategy
https://www.fusion-lifestyle.com/centres/isleworth-public-hall/
https://bridgelink.org.uk/
https://www.sjcentre-isleworth.org/
https://www.thistleworth.net/
http://www.brentfordfreechurch.com/rooms-for-hire/
https://www.beehiverooms.co.uk/rooms
https://www.watermans.org.uk/hire/
https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019


St Edward Homes Limited 
Osterley Tesco 

Volume 1: Environmental Statement Main Report 
Chapter 6: Socio-Economics 

 

1620006465  Issue: Final          6-13 RAMBOLL 

 

Assessment of Effects 
Demolition and Construction Effects 
Existing Employment 

6.111 The existing Tesco store employs approximately 290 staff (total including full time and part time 

employees), based on information provided by the applicant. In the event that the existing employees 

are not redeployed/transferred elsewhere, the impact would be low at the local (LBH) level.  The 

sensitivity of the receptor is medium at the local level.  Accordingly, the effect would be direct, long term, 

permanent Minor Adverse. 

6.112 However, in the event that the Homebase application is consented, the current store would not close 

until the new one (at the Homebase Brentford site) is completed.  This new replacement store would 

employ 290 staff. Staff employed at the existing store would be transferred to the replacement store and 

as a result. If this re-provisioning occurs, no existing jobs at the site would be lost resulting in a neutral 

effect.   

New Employment   

6.113 The demolition and construction stage of the proposed development is expected to generate direct and 

indirect social and economic impacts, with temporary effects. 

6.114 The construction works would generate employment opportunities; the amount of employment generated 

is a function of the scale and type of construction expenditure. 

6.115 As set out in the baseline, the site contains an existing Tesco store, PFS and car park.   

6.116 Using the indicative capital cost for the site provided by the Applicant, construction job generation 

calculations have therefore taken into account both the site clearance, demolition and subsequent 

construction works.   

6.117 Using the capital cost and applying the average turnover per worker in the construction sector in the UK 

(£192,000)102, the proposed development would generate 2,344 person years of demolition and 

construction employment.   

6.118 Based upon a demolition and construction period of ten years, the proposed development is expected to 

generate approximately 234 full-time equivalent (FTE) demolition and construction workers per year. 

6.119 However, the calculation of the total number of workspaces is subject to adjustments associated with 

leakage, displacement and indirect and induced multiplier effects. 

6.120 To determine leakage, details sourced from the GLA103 identify that people living outside the Greater 

London area take 19 % of jobs in London.  As such, of the 234 full-time jobs (per annum) generated, it 

is assumed that people living outside Greater London would take 45. 

6.121 The estimate for displacement is based on the rationale that the construction industry is relatively flexible 

in nature i.e. upon completion of a project, workers can move from one project to another.  As the 

construction industry accounts for only 4 % of London’s jobs104, the displacement effects are anticipated 

to be limited, and the level of displacement is therefore expected to be low.  Using the HCA guidance105, 

a low level of displacement at 25 % is assumed (i.e. jobs taken from businesses in neighbouring areas). 

6.122 Multiplier estimates used by the GLA in assessing the multiplier effect in London, indicates that for every 

construction job created, indirect employment through the supply chain equates to 0.7 jobs and induced 

effects due to temporary increases in expenditure arising from direct and indirect employment equates 

to 0.4 jobs i.e. a multiplier effect of 2.1.  However, the Applicant has undertaken their own study106 

exploring the multiplier effect based on development projects by the Berkeley Group, and estimated an 

 
102 ONS (2017), Available: 

https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/adhocs/006618constructionindustrycountemploymentandturnoverbye

mployeesizeband 
103 Greater London Authority, 2016. Trends in the demand for labour and skills across London as a whole. Available: 

https://www.london.gov.uk/sites/default/files/working_paper_75.pdf  
104 ONS, 2017. Labour Market Profile. Available: https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx#tabjobs 

average multiplier effect of 1.8. In light of this, a lower multiplier of 1.8 has been adopted for the 

purposes of this assessment.   

6.123 The employment creation arising from the demolition and construction stage of the proposed 

development as set out in Table 6.13. 

Table 6.13: Estimated Predicted Demolition and Construction Jobs 

Effects Greater 

London 

Outside Greater 

London 

Total 

Gross direct employment 189 45 234 

Displacement 47 11 58 

Net direct employment (gross direct employment 

minus displacement) 

142 34 176 

Net indirect/induced employment (0.8 multiplier 

applied to net direct employment figure) 

114 27 141 

Total net employment (direct and indirect 

employment combined) 

256 61 317 

6.124 The proposed development would have a medium impact at the regional (London) level.  The sensitivity 

of the receptor is low at the regional level.  Accordingly, the effect would be direct, medium term 

temporary and Minor Beneficial at the regional level due to a resulting net increase in jobs. 

Spending 
Existing Spending 

6.125 As noted in the existing jobs section above, the number of staff employed at the site is 290. 

6.126 The most up to date data (from 2014)107 shows that employees in the UK, on average spend £10.59 per 

employee per working day in and around their place of work. When this is adjusted in line with inflation108 

this rises to £11.93 per working day, which is the equivalent of £2,779.69 every year per person 

employed (365 days minus 104 weekend days, minus 20 days annual leave, minus eight bank holidays 

equals 233 working days).  

6.127 The spend of these workers can therefore be estimated to be approximately £806,000 per annum as set 

out in Table 6.14. In the event that the existing employees are not redeployed/transferred elsewhere 

within the study area, the loss of this spending in the local economy would have a medium impact at the 

local level. The effect would be indirect, long term, permanent Minor Adverse. 

6.128 However, in the event that the Homebase application is consented, the employees and the workday 

spending they generate would remain on-site until the new replacement store at the Former Homebase 

site (Syon Lane) has been built and opened at which point the jobs would be relocated and the existing 

Tesco store closed, demolished and redeveloped. The relocation of jobs would occur in Q1 2025 and 

would result in a neutral effect.   

New Spending 

6.129 The construction workforce based at and visiting the site over the duration of the works period are 

expected to have an impact on spending at the local (ward) level.   

6.130 Recent data shows that employees in the UK, on average spend £11.93 per working day in and around 

their place of work, the equivalent of every year per person employed. This spending can have a beneficial 

effect on the existing local economy within the businesses located near the site. 

 

105 Homes and Communities Agency, 2015.  Employment densities guide 2015. Third Edition. Available: 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/484133/employment_density_guide_3rd_edition.pdf  
106 Ernst and Young, 2014. The Berkeley Group’s Economic Contribution, Available: https://www.berkeleygroup.co.uk/media/pdf/q/h/berkeley-reports-

and-opinions-economic-sustainability-reports-economic-impact-assessment.pdf  
107 VISA Europe, 2014 UK Working Day Spend Report.  Available: https://www.visaeurope.com/media/pdf/17590.pdf, VISA 

108 Official Data, 2019. UK inflation calculator. Available: https://www.officialdata.org/uk/inflation/2014?amount=10.59 

https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/adhocs/006618constructionindustrycountemploymentandturnoverbyemployeesizeband
https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/adhocs/006618constructionindustrycountemploymentandturnoverbyemployeesizeband
https://www.london.gov.uk/sites/default/files/working_paper_75.pdf
https://www.nomisweb.co.uk/reports/lmp/la/1946157272/report.aspx#tabjobs
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/484133/employment_density_guide_3rd_edition.pdf
https://www.berkeleygroup.co.uk/media/pdf/q/h/berkeley-reports-and-opinions-economic-sustainability-reports-economic-impact-assessment.pdf
https://www.berkeleygroup.co.uk/media/pdf/q/h/berkeley-reports-and-opinions-economic-sustainability-reports-economic-impact-assessment.pdf
https://www.visaeurope.com/media/pdf/17590.pdf
https://www.officialdata.org/uk/inflation/2014?amount=10.59
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6.131 The level of spending generated by the direct jobs created over the duration of the demolition and 

construction stage is set out in Table 6.14. 

Table 6.14:  Predicted Demolition and Construction Workforce Spending (Annual) 

Employee Spend Total Spend Per Annum 

234 Direct (FTE) Construction Jobs £650,447 

6.132 As noted above there would be a gain of £650,447 from the construction workers during the demolition 

and construction stage.  

6.133 The spending generated by the construction workforce would have a medium impact at the local level.  

The sensitivity of the receptor is low at the local level.  Accordingly, the effect would be direct, medium 

term, temporary Minor Beneficial at the local level. 

Completed Development Effects 
Population 

6.134 The number of people that would occupy the proposed development is expected to vary depending on 

the type and tenure of housing delivered.  Household characteristics change depending on the number 

of bedrooms in a dwelling, whether it is a house or a flat and the tenure (private, social rented, shared 

ownership, etc.). 

6.135 The calculation has been based on the assumed tenure and unit mix set out in Table 6.15, which 

represents a reasonable worst-case in respect of population yield.  It is acknowledged that the proposed 

development specifications stipulate a maximum of 1,677 units, but this maximum number is only 

deliverable based on a larger percentage small unit types. The unit mix presented in Table 6.15 and that 

has been assessed, whilst reflecting a smaller number of units, is the assumed reasonable worst-case 

unit and tenure mix that has been agreed with the LBH. 

Table 6.15: Proposed Development Unit and Tenure Mix 

Tenure Studio 1 Bed 2 Bed 3 Bed 

Market 78 355 478 151 

Intermediate 22 130 239 0 

Affordable Rent 0 42 72 56 

Total 100 527 789 207 

6.136 Based on the tenure and unit mix, the maximum expected population of the proposed development once 

fully occupied is estimated to be 3,515 people (comprising adults and children).  

6.137 Based on the child yield figures generated from the GLA Population Yield Calculator109, the results suggest 

that the proposed development could yield approximately 707 children (0-15 years) as shown in Table 

6.16. 

Table 6.16: Predicted Child Yield 

Age Group New Population 

0-3 years 314 

4-10 years 308 

11-15 years 85 

Total 707 

 

 
109 GLA, 2019. Population Yield Calculator. Available: https://data.london.gov.uk/dataset/population-yield-calculator  

110 https://www.legislation.gov.uk/uksi/2020/757/made 

6.138 This new population would be expected to generate demand for social and community infrastructure such 

as schools and healthcare facilities, as well as open space and children’s play space, which is discussed 

further in the relevant sections below. 

6.139 However, one point of note is that the proposed development includes 100 studio apartments. Due to 

the format of the GLAs calculator, it is not possible to calculate these as a separate category of housing, 

and thus they have been included as one-bedroom properties.  This may well result in the potential 

number of children yielded from the proposed development (according to the calculator) being higher 

than what may happen in reality, as it is unlikely that many families would choose to raise children in a 

studio apartment.  Additionally, it is likely that these properties would be marketed to young professionals 

who do not have children, and thus the above is likely to over-estimated the potential child yield from 

the proposed development.  The calculation is based on the Outer London dataset. The Outer London 

dataset is based on a lower number of examples and the calculator does not differentiate between flatted 

developments and houses.  

6.140 Therefore, the above child yield estimate is likely to overstate the actual number of children that would 

live in the proposed development but has been used in order to robustly test the worst-case scenario. 

The nature of the proposed development with a very high proportion of flats and relatively low proportion 

of houses; it is likely that the actual number of children would be lower.   

Housing 

6.141 The London Plan 2016 sets a target for 882 additional homes per year to be provided in the Hounslow 

between 2015 and 2025.  The draft new London Plan 2019 proposes to significantly increase the target 

to 2,182 homes per year over the period 2019/20 to 2028/29, although this is not yet adopted. 

6.142 The housing baseline analysis found that at the local level, the combined wards of Osterley and Spring 

Grove and Syon show a relatively small proportion of outright ownership and a relatively high proportion 

of privately rented accommodation compared to the borough, London and national levels.  There is a 

relatively high level of ownership, but with a mortgage, in the wards. 

6.143 Based on the assumed tenure and unit mix set out in Table 6.15, the proposed development would 

contribute to meeting the housing target by providing an additional 1,623 residential units within this 

period and would help to encourage a more mixed and balanced community within the area through the 

development of market and affordable housing, as is encouraged by the NPPF and regional and local 

policy. 

6.144 The contribution of an additional 1,623 new homes in respect of housing need would have a high impact 

at local level, a medium impact at borough level and a low impact at regional level.  The sensitivity of 

the receptor is medium at local and borough level and low at regional level.  Accordingly, the effect would 

be direct, long term permanent and Moderate to Major Beneficial at local level, Moderate Beneficial 

at borough level and Negligible Beneficial at the regional level. 

Economy 

Employment 

6.145 The proposed development would include a minimum (worst-case) of 3,000 m2 of floorspace. Under the 

recent changes to the Use Classes Order110 (taking effect as of 1st September 2020), the previous 

proposed breakdown of this into classes A1-A4, B1, D1 and D2 is no longer applicable, as these uses 

have been merged into the new Class E. However, when seeking to determine the number of jobs 

generated by the proposed scheme, as Class E is new, and incorporates many different uses that can 

have very different job densities, we have utilised the job density ratios set out in the HCA Employment 

Densities Guide 2015111 for the purpose of consistency.  

6.146 We have also prepared two scenarios within this worst case approach, the first looks at the level of job 

generation based on the lowest density use in the new class E (e.g. the previous D1 / D2 uses), and 

have applied to the entire 3,000 m2 (GIA) of floorspace to give the lowest theoretical level of job 

111 Homes and Communities Agency, 2015.  Employment densities guide 2015. Third Edition  Available: https://www.kirklees.gov.uk/beta/planning-

policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf 

HCA, 2015. Employment Densities Guide 2015. 

https://data.london.gov.uk/dataset/population-yield-calculator
https://www.kirklees.gov.uk/beta/planning-policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf
https://www.kirklees.gov.uk/beta/planning-policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf


St Edward Homes Limited 
Osterley Tesco 

Volume 1: Environmental Statement Main Report 
Chapter 6: Socio-Economics 

 

1620006465  Issue: Final          6-15 RAMBOLL 

 

generation. However, in addition to this, we have undertaken an assessment of the likely job generation 

based on a more realistic breakdown of functional uses, and utilised the HCA floorspace guidance for 

these use types. This approach envisions an even breakdown between A1-A4, B1a (office) and D1 / D2 

uses of 1,000 m2 each.  

6.147 The exact breakdown of use classes has not been confirmed as of yet, and there is a desire to have some 

flexibility. Accordingly, the mid points (where given) in the HCA Employment Densities Guide have been 

applied as set out in Table 6.17. 

Table 6.17: Predicted Gross Employment from Commercial Floorspace 

Use Class Floorspace (GIA m2) Density (m2 / job) Direct Jobs 

Scenario 1: 3,000 m2 of Class E (assumed as former Use Class D1 / D2 floorspace)  

D1 / D2 3,000 65 46 

Total 3,000 65 46 

Scenario 2: 3,000 m2 of Class E (assumed as 1,000 m2 each of former use classes A1-A4, B1(a) 

(office) and D1 / D2 floorspace) 

A1-A4 1,000 17.5 57 

B1a (office) 1,000 12 83 

D1 / D2 1,000 65 15 

Total 3,000 - 155 

6.148 As shown above, the proposed development would produce 46-155 new jobs depending on which worst 

case scenario approach is taken. We are of the view that the latter figure is more likely to be delivered 

as a minimum.   

6.149 However, this figure does not account for existing jobs on the site.  The net change in jobs, is shown in 

Table 6.18. 

Table 6.18: Predicted Net Employment from Commercial Floorspace 

Use Class Existing Jobs Gross New Jobs Net New Jobs 

Scenario 1: 3,000 m2 of D1 / D2 floorspace 

A1 (Tesco Food store) 290 0 -290 

D1 / D2 0 46 46 

Total 290 46 -244 

Scenario 2: 1,000 m2 each of A1-A4, B1(a) (office) and D1 / D2 floorspace 

A1 – A4  0 57 +57 

B1 (office) 0 83 +83 

D1 / D2 0 15 +15 

Total 290 155 -135 

6.150 As set out in the demolition and construction section, these jobs would also be subject to adjustments 

associated with leakage, displacement and indirect and induced multiplier effects. 

6.151 To determine leakage, details sourced from the GLA112 identify that people living outside the Greater 

London area take 19 % of jobs in London.  Using the HCA guidance, a low level of displacement at 25 % 

is assumed (i.e. jobs taken from businesses in neighbouring areas).  To determine multiplier effects, the 

Scottish Government Type I and Type II multipliers have been used (due there not being equivalents for 

 
112 Greater London Authority, 2016. Trends in the demand for labour and skills across London as a whole. Available: 

https://www.london.gov.uk/sites/default/files/working_paper_75.pdf  
113 Based on SIC codes 47 (retail excluding vehicles) and SIC codes 64/65 (Financial series/Insurance and pensions) Scottish Government, 2014. 

Economy Statistics, Employment Multipliers.  Available: http://www.gov.scot/Topics/Statistics/Browse/Economy/Input-Output/Mulitipliers.  These are 

used as there are no reliable figures published for England. 

England). For both retail and office, a multiplier of 1.6 (includes Type 1 indirect and Type II induced) has 

been used113. 

Table 6.19: Predicted Employment Displacement, Leakage and Multiplier Effects (based on initial 

calculation of net jobs) 

Effects Greater London Outside Greater 

London 

Total 

Scenario 1: 3,000 m2 of Class E (assumed as former Use Class D1 / D2 floorspace) 

Total Gross jobs 37 9 46 

Displacement 9 2 11 

Total direct employment (gross jobs 

minus displacement) 

28 7 35 

Total direct employment multiplier (Total 

direct employment x 0.6) 

17 4 21 

Total direct employment plus multiplier 45 11 56 

Current jobs on-site 290 

Net change in jobs as a result of proposed development -234 

Scenario 2: 3,000sqm of Class E (assumed as 1,000 m2 each of former use classes A1-A4, B1(a) (office) 

and D1 / D2 floorspace) 

Total Gross jobs 126 29 155 

Displacement 32 7 39 

Total direct employment (gross jobs 

minus displacement) 

94 22 116 

Total direct employment multiplier (Total 

direct employment x 0.6) 

56 13 69 

Total direct employment plus 

multiplier 

150 35 185 

Current jobs on-site 290 

Net change in jobs as a result of proposed development -105 

6.152 As presented in Table 6.19, the loss of 105-234 net jobs on-site would have a low impact at all spatial 

levels.   The sensitivity of the receptor is medium at local and borough level and low at regional level.  

Accordingly, the effect would be direct, long term, permanent and Minor Adverse at the local and 

borough levels and Negligible Adverse at the regional level114.  In the event that the Homebase 

application is consented, the 290 jobs would be re-provided as part of the new Tesco store resulting in 

a neutral effect; however, the loss on-site would remain Adverse. 

6.153 Alongside the above-assessed impact of the development upon the local and wider study area, the impact 

of the proposed development would be beneficial in terms of the Council’s emerging Local Plan for the 

Great Western Corridor (GWC) area.  As the site has been identified in the Great West Corridor Local 

Plan Review (2019)115 as a site for residential-led mixed-use development, these proposals would assist 

with the Council’s vision and objectives set out in the plan of optimising both economic and housing 

growth for the wider and site-specific area. The site remains identified for residential led mixed-use 

development.  

6.154 As the existing Tesco store is seeking to relocate to a site that has been in A1 (now E) use, this 

redevelopment would not cause any disruption to the surrounding creative, media and digital sectors, 

114 London Borough of Hounslow, 2019. Great West Corridor Local Plan Review. Available: 

https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews/3 

 
 

https://www.london.gov.uk/sites/default/files/working_paper_75.pdf
http://www.gov.scot/Topics/Statistics/Browse/Economy/Input-Output/Mulitipliers
https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews/3
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and provide a complementary retail function for local residents and employees.  Similarly, there would 

be no adverse impacts upon the proposed Strategic Industrial Local (SIL) proposed for the ‘Great West 

Road / Brentford – Transport Avenue’ area.  This redevelopment would not be removing any land from 

industrial use and would provide complementary facilities for those who work in this location.  

Spending 

Residential 

6.155 Household spending would be generated by the new residents at the proposed development.  The latest 

available data from ONS on household spending116 identifies that household expenditure in the UK is an 

average weekly expenditure of £585.60 per household.  On an annual basis, this is the equivalent of 

£30,451.20 per household.   

6.156 Based on the above, it has been calculated that the proposed development with the assumed tenure and 

unit mix of 1,623 additional dwellings would generate approximately £49,500,000 per year.  However, 

not all of the new residents spend would be directed to the local (ward), borough (LBH) and regional 

(London) area.  Excluding outgoings on housing, fuel, power, health, transport, communication and 

education, approximately £6 million is expected to be spent on resources that will chiefly be sourced 

from within the region including retail, recreation and culture, restaurants and other goods and services.  

For residential spending, this would be new to the area, but result from displacement from other areas, 

as there are currently no residents living on the site. 

6.157 The additional spending would have a medium impact at the local level and a low impact at borough 

level.  The sensitivity of the receptor is low.  Accordingly, the effect would be direct, long term, permanent 

and Minor Beneficial at the local level and Negligible Beneficial at borough level. 

Commercial 

6.158 Persons employed at the new commercial space at the site would increase expenditure in the local area.  

The jobs generated by the proposed new employment floorspace would contribute to the local economy 

through daytime spending on goods and services.   

6.159 The proposed development would result in a net loss of 105-234 jobs on the site.  Using the daytime 

spend estimate of £11.93 per working day per employee (the equivalent of £2,779.69 every year per 

person employed) it is estimated that the proposed development would generate a net reduction in spend 

of approximately £292,000-£650,000 per annum.  The loss of spending would have a low impact at the 

local level and a low impact at borough level.  The sensitivity of the receptor is low.  Accordingly, the 

effect would be direct, long term, permanent and Negligible Adverse at the local and borough level. 

6.160 In the event that the Homebase application is consented, the 290 jobs would be re-provided as part of 

the new Tesco store and spending in the local economy retained resulting in a neutral effect; however, 

the loss on-site would remain Adverse. 

Education 

Early Years 

6.161 The proposed development is expected to yield 314 children 0-3 years, although not all of these children 

(who are of appropriate age) are likely to require early years provision as it is not compulsory.   

6.162 There is currently good early year’s provision in the study area.  Eight facilities provide nursery provision 

located within 1.2 km of the site boundary.  This is in addition to other private providers and child 

minders. 

6.163 Given the current provision of nurseries and private providers within the study area, it is considered that 

the additional 314 children aged 0-3 would have a low impact at the local level.  The sensitivity of the 

receptor is medium.  Accordingly, the effect would be direct, permanent and Minor Adverse at the local 

level. 

 
116 ONS, 2019. Family Spending in the UK. Available: 

https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/april2018tomarch2

019 

Primary Schools 

6.164 There are currently 311 primary school places available within 1.2 km of the site boundary.  Based on 

existing capacity, the potential demand for an additional 308 primary school age children arising from 

the proposed development would exceed the available supply provided by these schools, so that the 

predicted demand for primary school places may not be able to be met locally. 

6.165 However, one consideration to take account of with this calculation is that 100 of the units are proposed 

to be studio apartments, which are unlikely to yield many (if any) children, as they are unlikely to be 

marketed or suitable for families.  Due to the nature of the GLA’s calculator, these had to be included in 

the calculator for one-bedroom properties as a specific studio apartment category is not included as part 

of said calculator.  Therefore, it is likely that the number of children yielded by the development would 

be lower in reality; however, whilst it is not possible to quantify this with any certainty the approach 

adopted is considered to test a worst-case.  

6.166 Given the existing provision, the additional children could have an adverse effect at the local level.  The 

sensitivity of the receptor is medium and the magnitude of it is high.  Accordingly, the effect would be 

direct, long term, permanent and Moderate to Major Adverse at the local level. This will therefore 

require mitigation.   

Secondary Schools 

6.167 There are currently 2,549 secondary places available within 1.2 km of the site boundary and many 

secondary school pupils are able to travel further than this distance to school.  Based on existing 

secondary school capacity, it is considered that the potential demand for an additional 85 secondary 

school age children arising from the proposed development would not exceed the available supply 

provided by these schools and the predicted demand for secondary school places could be met locally.  

This remains the case, even if the future projected demand for secondary school places is taken into 

account, which shows a slight increase in the need for secondary school places at both the ward and 

borough level over the next nine years.  

6.168 Given the surplus in existing provision, the additional children on-site would have a low impact at the 

local level.  The sensitivity of the receptor is medium.  Accordingly, the effect would be direct, long term, 

permanent and Minor Adverse at the local level. 

Health and Wellbeing 

6.169 As set out in the methodology, HUDU list several direct and indirect influences of health.  Direct influences 

include access to high quality housing, access to public services, opportunities for physical activity, air 

quality, noise and neighbourhood amenity and accessibility and transport.  Indirect influences include 

crime and community safety, access to healthy food, access to work, social cohesion, resource 

minimisation and climate change.   

6.170 Based on the assumed tenure and unit mix set out in Table 6.15, the proposed development would 

provide 1,623 new high-quality homes, including affordable housing alongside a minimum of 3,000 m2 

(GIA) commercial floorspace.  The site would offer good access to a range of local amenities including 

the relocated Tesco supermarket (which would be approximately 0.3 km away), other retail and 

commercial jobs and nearby facilities such as schools, dentists, community facilities etc. 

6.171 Other aspects of the scheme such as the provision of open space and play space would allow for physical 

activity and have been considered below. 

6.172 The impact of the proposed development on accessibility to healthcare services has been assessed as 

set out below with conclusion of the effects on each component of health and wellbeing provided. 

GPs 

6.173 The proposed development has the potential to have a resident population of a maximum of 

approximately 3,515 people (comprising adults and children) who would require access to health care.  

https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/april2018tomarch2019
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/bulletins/familyspendingintheuk/april2018tomarch2019
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Based on the HUDU recommended standard of 1,800 patients per GP, the proposed development with a 

maximum population of 3,515 people would therefore generate need for an additional two GPs. 

6.174 There is currently capacity for approximately 3,191 patients within 1.2 km of the site boundary, based 

upon the current total of patients being 20,209 across 13 GPs.  These 13 GPs (based upon a ratio of one 

GP per 1,800 people) would have a total capacity of 23,400.  Therefore, there is not currently capacity 

to accommodate the population generated by the proposed development.   

6.175 As discussed in the baseline analysis section above, these numbers are constantly fluctuating as the 

number of GPs and patients change. 

6.176 Given the need for two GPs for the new residents on-site, the additional population would have a low 

impact at the local level provided these were provided and funded.  The sensitivity of the receptor is 

medium.  Accordingly, the effect would be direct, long term, permanent and Minor Adverse at the local 

level. The proposed development will include as a minimum 3,000 m2 of commercial floorspace (Class 

E) some of this floorspace could provide  accommodation for healthcare use; however, this has not been 

committed to in the Development Specification.     

Dentists 

6.177 The baseline analysis shows that dentist provision in the study area is reasonable with two dental 

surgeries and ten dentists within 1.2 km of the site boundary. 

6.178 The proposed development has the potential to yield a maximum additional population of 3,515 people.  

The HUDU benchmark for dentists is one per 2,000 patients, which would equate to need for a further 

1.75 dentists because of the proposed development.  It is difficult to measure the capacity of dentists, 

as there are no published figures on the number of patients at each practice.  It is also possible that 

some of the residents would choose to register at a practice near their place of work rather than their 

home for convenience.   

6.179 Given the existing provision of dentists within the study area and need for an additional 1.75 dentists for 

the new residents on-site, the additional population would have a low impact at the local level.  The 

sensitivity of the receptor is low at the local level.  Accordingly, the effect would be direct, long term, 

permanent and Negligible Adverse at the local level. 

Open and Play Space 

6.180 The baseline analysis found that the study area (within 800 m) is well provided with open space, including 

play space and recreation facilities.  The current provision includes larger parks such as Boston Manor 

Park and Boston Manor Playing Fields, which have a range of formal and informal sports and play areas.  

There are also smaller open spaces such as Hawthorn Hatch Playground, Wyke Green, Jersey Gardens 

and Brent Lea Recreation Ground, which also provide smaller scale spaces with children’s play areas and 

green open space.  Just beyond the 800 m catchment, there is also the 266 ha Osterley Park.  

6.181 It has been estimated that the proposed development would generate a maximum additional 3,515 

residents, in addition to the potential worker population and visitors to the site.  The total population is 

likely to place additional demand on existing open green space within the site and surrounding area.  

Open Space 

6.182 In addition to the site’s proximity to areas of open space nearby, the proposed development would 

provide open space and amenity space on-site. 

6.183 In total, the proposed development would provide a minimum of 20,000 m2 of publicly accessible space.  

This is alongside the provision of a minimum of 8,000 m2 of resident’s only amenity space such as podium 

communal gardens and roof terraces.  

6.184 Taking into account the scale of the proposed development, the proximity of the site to existing open 

space discussed in the baseline section and the quantum of open and amenity space to be provided on-

site in terms of enhanced public accessibility and connectivity, the proposed development would have a 

low impact at the local level.  The sensitivity of this receptor is low.  Accordingly, the effect would be 

direct, long term, permanent and Negligible Beneficial at the local level. 

Play Space 

6.185 The GLA sets out guidance for considering demand for play space and informal recreation for children 

and young people and provides details of acceptable walking distance from home for children and young 

people to access play space. 

6.186 The GLA’s guidance sets a benchmark for provision of play space within new residential developments of 

10 m2 per child.  Whilst the guidance provides a child yield calculator, it is made clear that where local 

child yields are available these can be used to estimate the number of children who would be living in 

new developments.  

6.187 Table 6.20 identifies the play space requirement by age grouping based upon GLA child yields, the 

quantum of play space required and the typology of that space based on the GLA’s SPG. 

Table 6.20: Play Space Requirement (GLA) 

Age Profile 

(years) 

Child Yield 

- GLA 

Play Space 

Required (m2) 

GLA Requirement 

for Proximity to 

Home (m) 

Typology 

0-3 314 3,140 100 Doorstep playable space 

4-10 308 3,080 400 Local playable space 

11-15 85 850 800 Neighbourhood playable space 

Total 707 7,070 - - 

Based on GLA requirement of 10 m2 play space per child 

6.188 In total, the potential new child population at the proposed development would create demand for 7,070 

m2 of play space overall.  It should be noted that we highlighted earlier in this chapter the likely over 

estimation of child yield due to the GLA calculator not separately considering studio apartments.  

6.189 In total, the proposed development would provide a minimum of 5,000 m2 of play space on-site.  There 

would be a shortfall of 2,070 m2 compared to the GLA requirement, based on the child population yield 

from the GLA calculator.   

6.190 Given the shortfall, the proposed development would have a low impact at the local level, but this could 

be offset by the large amounts of existing nearby space that already exists in the area.  The sensitivity 

of the receptor is low. Accordingly, the effect would be direct, long term, permanent and Negligible 

Adverse at the local level. 

Deprivation 

6.191 The IMD measure deprivation by the following seven domains;  

• income;  

• employment; 

• education, skills and training;  

• health and disability; 

• crime; 

• barriers to housing and services; and  

• living environment. 

6.192 Most of these domains are discussed within other sections of this chapter.  However, in summary the 

overall economic benefits brought by the proposed development would help to boost the local economy 

and therefore contribute to reducing the overall levels of deprivation in this area.  

6.193 Market and affordable housing would provide people with high quality places to live and in turn, these 

residents would spend money in the local area, boosting the local economy.  In addition, the local area 

would benefit from Section 106 contributions and CIL, New Homes Bonus payments, as well as generating 

funds for LBH through Council tax revenue.  
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6.194 The impact on crime and health are discussed in other sections of this Chapter.  Factors such as 

education, skills and training are more difficult to assess in this instance and are likely to be linked to 

wider factors. 

6.195 Overall and based on professional judgement, the proposed development would have medium impact at 

the local and borough level.  The sensitivity of the receptor is medium at the local level and low at the 

borough level.  Accordingly, the effect would be direct, long term, permanent and Moderate Beneficial 

at the local level and Minor Beneficial at the borough level. 

Community Facilities 

6.196 There is no local LBH benchmark measure that relates community and library use to new population.   

6.197 To quantify what the demand might be from the newly introduced residential population of the proposed 

development, reference to a floorspace per 1,000 persons of 30 m2 for library space and 50 m2 for 

community space has been adopted based on professional judgement as these measurements are 

commonly used when assessing community infrastructure needs.    

6.198 Table 6.21 outlines the potential community facility requirements resulting from the new population. 

Table 6.21: Library and Community Space Requirements 

Facility Benchmark Measure  

(physical space) 

Proposed Development 

Requirement  

Library 30 m2 per 1,000 residents 105 m2 

Community Space 50 m2 per 1,000 residents 176 m2 

6.199 The proposed development would provide 1,000-3,000 m2 of new D1/D2 floorspace.  No end user is 

identified for this space and it could potentially provide some community facility type use; however, this 

has not been committed to in the Development Specification.    

6.200 Given the existing provision in the surrounding area as discussed in the baseline analysis, the potential 

impact of the proposed development in terms of demand for additional community infrastructure is 

medium at the local level.  The sensitivity of the receptor is low at the local level.  Accordingly, the effect 

would be direct, permanent and Minor Adverse at the local level.   

Crime and Community Safety 

6.201 The impact of the proposed development on deprivation, crime and community safety has been assessed 

against the baseline data, which uses Met Police crime statistics.  The Architects have considered crime 

and community safety as far as it is possible for an outline application. It is expected that as part of the 

normal course of reserved matters applications, the Metropolitan Police Service and Secure by Design 

officer at the LBH will be consulted to achieve Homes 2016 SBB standard and Building Regulations (Part 

Q) compliance.  The impact on deprivation has been assessed using professional judgement by 

considering the domains of the IMD and the effect that new housing, news jobs and other new facilities 

will have on them. 

6.202 The potential impact of the proposed development in terms of crime and community safety would be low 

at the local level.  The sensitivity of the receptor is medium at the local level.  Accordingly, the effect 

would be direct, permanent and Minor Beneficial at the local level. 

Assessment of Residual Effects 
Additional Mitigation 
Demolition and Construction Stage 

6.203 No significant adverse socio-economic effects have been identified that would require mitigation during 

 
117 London Borough of Hounslow, 2015, Community Infrastructure Levy Charging Schedule, London Borough of Hounslow. Accessed 08/07/2020, 

Available: https://www.hounslow.gov.uk/info/20010/planning_and_building/1094/community_infrastructure_levy 

the demolition and construction stage. Accordingly, the residual effects would be: 

• Loss of existing employment: medium term, temporary Minor Adverse at the local level; 

• Generation of construction employment – medium term, temporary Minor Beneficial at the regional 

level; and 

• Generation of spending: medium term, temporary Minor Adverse at the local level in respect of 

existing spending and Minor Beneficial in respect of new spending. 

Completed Development Stage 

Community Infrastructure Levy/Section 106 Contributions 

6.204 The Community Infrastructure Levy (CIL) is a charge that allows Councils to raise funds from developers 

undertaking new build projects. The money raised is typically be used to pay for infrastructure like 

transport, schools, health facilities and open space needed to support development.   

6.205 The LBH CIL is collected to fund the following infrastructure items117: 

• Public spaces; 

• Heritage assets;  

• Education facilities; 

• Health facilities; 

• Leisure and cultural facilities; 

• Community halls; 

• Upgrades and maintenance of emergency service facilities; 

• Strategic air quality and noise mitigation; and 

• Transport connectivity; 

6.206 Through the collection and deployment of CIL monies, the LBH could generate beneficial effects at local 

(ward) and borough level.   

6.207 Adverse effects were noted for primary schools, healthcare (GP surgeries), dentists, play space and 

community facilities which are discussed further below.  Therefore, the following additional mitigation 

measures would be required for the completed and operational proposed development: 

Primary Schools 

6.208 As discussed in the baseline and impact assessment, there would be insufficient capacity in the nearby 

schools to accommodate the potential child yield of the development, particularly when considering the 

cumulative impacts (see below for more detail on this). Therefore, there would be a need for additional 

primary school places in the area.  

6.209 Although the DfE School capacity forecasts (2020)  indicates a surplus in primary school places in a 

future baseline, it is not possible to interpret the data in relation to capacity on a school by school basis, 

as well as the available data only going as far forward as 2023/23. Accordingly, a precautionary approach 

to mitigation has been adopted, based on the provision of CIL payments. On this basis, the residual effect 

would be direct, long term permanent and Negligible Adverse at the local level. 

GPs 

6.210 The shortage GPs could be mitigated through CIL payment to meet the need for an additional two GPs.  

Following mitigation, the proposed development would have a very low impact at the local level.  On this 

basis, the residual effect would be direct, long term, permanent and Negligible Adverse at the local 

level. 

Dentists 

6.211 The shortage dentists could be mitigated through CIL payment to meet the need for an additional 1.75 

dentists. On this basis, the residual effect would be direct, long term, permanent and Negligible 

https://www.hounslow.gov.uk/info/20010/planning_and_building/1094/community_infrastructure_levy
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Adverse at the local level. 

Play Space 

6.212 Mitigation for the shortfall of play space could be provided through CIL payment to make up the shortfall 

of 2,070 m2 that is proposed to be provided on-site compared to the expected worst-case child yield of 

the proposed development. Following mitigation, the residual effect of the proposed development would 

be direct, long term, permanent and Negligible Adverse at the local level. 

Community Facilities 

6.213 Mitigation for the projected need for additional community floorspace of approximately 281 m2 could be 

provided in the form of CIL contributions. Following mitigation, the residual effect of the proposed 

development would be direct, long term, permanent and Negligible Adverse at the local level. 

Residual Effects 

6.214 Accordingly, the completed development residual effects can be summarised as follows (prior to 

mitigation): 

• Provision of of 1,623 new dwellings of varied sizes and tenures - permanent Moderate to Major 

Beneficial at local level, Moderate Beneficial at borough level and Negligible Beneficial effect 

at the regional level. 

• Provision of employment floorspace which is likely to result in a net loss of 105-234 jobs - permanent 

Minor Adverse at the local and borough levels and Negligible Adverse at the regional level; 

• Increased spending from new residents - permanent Minor Beneficial at the local level; 

• Decreased spending from fewer employees - permanent Negligible Adverse at the local and 

borough levels; 

• Additional demand for early years places - permanent Minor Adverse at the local level; 

• Additional demand for primary places - permanent Negligible Adverse at the local level; 

• Additional demand for secondary places - permanent Minor Adverse at the local level; 

• Additional demand on GP surgeries - permanent Negligible Adverse at the local level; 

• Additional demand for Dentist practices - permanent Negligible Adverse at the local level; 

• Additional demand for open space - permanent Negligible Beneficial at the local level;  

• Additional demand for play space - permanent Negligible Adverse at the local level; 

• Change in levels of deprivation - permanent Moderate Beneficial at the local level and Minor 

Beneficial at the borough level; 

• Additional demand for community facilities - permanent Negligible Adverse at the local level; and 

• Change in levels of crime and community safety - permanent Minor Beneficial at the local level. 

Enhancement Measures 
6.215 No enhancement measures are required. 

Summary of Residual Effects 
6.216 Table 6.22 provides a tabulated summary of the outcomes of the socio-economic assessment of the 

proposed development.  

 

Table 6.22 Summary of Residual Socio-Economic Effects 

Receptor Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect 

** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

I

R 

St 

Mt 

Lt 

Demolition and Construction 

Job Creation 

(Existing and 

future 

employees) 

 

Loss of existing on-

site jobs 

None Minor at local level                  

(not significant) 

- D P R Mt 

Generation of 

construction 

employment 

None Minor at regional 

level                

(not significant) 

 

+ D T R Mt 

Local Economy  Loss of existing 

spending from loss 

of existing on-site 

jobs  

None Minor at local level 

(not significant) 

- D P R Mt 

Spending from 

construction 

None Minor at local level 

(not significant) 

+ D T R Mt 

Completed Development 

Housing Demand 

(Existing 

residents)  

Provision of 1,623 

new dwellings of 

varied sizes and 

tenures 

None Negligible at 

regional level      

(not significant) 

Moderate at 

borough level                    

(significant) 

Moderate-Major at 

local level          

(significant) 

+ D P IR Lt 

Local Economy 

 

Delivery of 

employment 

floorspace which is 

likely to result in 

loss of 105-234 on-

site jobs 

None Minor at local and 

borough levels          

Negligible at 

regional levels         

(not significant) 

- D         

I 

P IR Lt 

Increased spending 

from new residents 

None Minor at local level 

(not significant) 

+ D P IR Lt 

Decreased spending 

from reduction in 

on-site jobs 

None Negligible at local 

and borough levels                    

(not significant) 

- D P IR Lt 

Existing Schools 

 

Additional demand 

on early years 

school places 

None Minor at local level 

(not significant) 

- D P IR Lt 

Existing Schools 

 

Additional demand 

on primary school 

places 

CIL payments for 

primary school 

provision. 

Negligible at local 

level                  

(not significant) 

- D P IR Lt 

Existing Schools Additional demand 

on secondary school 

places 

 

None Minor at local level 

(not significant) 

- D P IR Lt 
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Table 6.22 Summary of Residual Socio-Economic Effects 

Receptor Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect 

** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

I

R 

St 

Mt 

Lt 

Existing 

Healthcare 

Facilities 

Additional demand 

for GP services 

CIL payments for 

additional GP 

provision. 

Negligible at local 

level                  

(not significant) 

- D P IR Lt 

Existing 

Healthcare 

Facilities 

Additional demand 

for dentist services 

CIL payments for 

additional dentist 

services. 

Negligible at local 

level                  

(not significant) 

- D P IR Lt 

Existing Open 

Space 

Additional demand 

for open space 

None Negligible at local 

level                  

(not significant) 

+ D P IR Lt 

Existing Play 

Space 

Additional demand 

for play space 

CIL payments for  

2,070 m2 shortfall. 

Negligible at local 

level                  

(not significant) 

- D P IR Lt 

Existing 

Residents 

 

Change in levels of 

deprivation 

None Moderate at local 

(significant)       

Minor at borough 

level                  

(not significant) 

+ D P IR Lt 

Existing 

Community 

Facilities 

Additional demand 

for community 

facilities 

CIL payments for 

additional 

community 

facilities 

Negligible at local 

level                  

(not significant) 

- D P IR Lt 

Existing Crime 

Levels and Safety 

Change in levels of 

crime and 

community safety 

None Minor at local level 

(not significant) 

+ D P IR Lt 

Notes: 

* - = Adverse/ + = Beneficial; +/- = Neutral; D = Direct/ I = Indirect; P = Permanent/ T = Temporary; 

R=Reversible/ IR= Irreversible; St- Short term/ Mt –Medium term/ Lt –Long term. 

**Negligible/Minor/Moderate/Major 

Cumulative Effects 
Intra-Project Effects 
6.217 As explained in Chapter 2: EIA Process and Methodology, intra-project cumulative effects are discussed 

in Chapter 12: Cumulative Effects. 

Inter-Project Effects 
6.218 Table 6.23 provides a summary of the likely cumulative effects resulting from the proposed development 

and the cumulative schemes. 

Table 6.23: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 

Reason Cumulative 

Effects Likely? 

Reason 

New Horizons 

Court, Ryan Drive, 

Brentford, TW8 

9EP 

Yes 

 

Potential for overlap 

in terms of 

demolition / 

construction phasing 

and thus a 

competition for a 

limited labour pool.  

  

Yes 

 

Provision of 297 

additional residential 

units would result in 

additional population 

pressure on schools, 

health facilities and 

open space 

requirements.  

4 and 8 Harlequin 

Avenue, Brentford, 

TW8 9EW 

Additional employment 

provision would result 

in additional worker 

spending in the area.  

1 Commerce Road, 

Brentford, London, 

TW8 8LE 

Provision of 76 

additional residential 

units would result in 

additional population 

pressure on schools, 

health facilities and 

open space 

requirements. 

Provision of 

employment floorspace 

would result in 

increased worker 

spend. 

891 Great West 

Road, Isleworth 

London TW7 5PD 

(residential) 

Yes 

 

 

Potential for overlap 

in terms of 

demolition / 

construction phasing 

and thus a 

competition for a 

limited labour pool.  

  

 

Yes 

 

Provision of 15 

additional residential 

units would result in 

additional population 

pressure on schools, 

health facilities and 

open space 

requirements. 

891 Great West 

Road, Isleworth 

London TW7 5PD 

(commcercial) 

Provision of 

employment floorspace 

would result in 

increased worker 

spend. 

Former Syon Gate 

Service Station, 

Land at South of 

Gillette Corner, 

Great West Road, 

Isleworth TW7 5NP 

Provision of 

employment floorspace 

would result in 

increased worker 

spend. 

Sky, Sites 6 & 7, 

Grant Way, 

Isleworth TW7 

5QD 

 

 

Provision of 

employment floorspace 

would result in 

increased worker 

spend. 
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Table 6.23: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 

Reason Cumulative 

Effects Likely? 

Reason 

Bolder Academy, 1 

MacFarlane Lane, 

Isleworth, TW7 

5PN 

Provision of increased 

educational facility 

provision would help 

mitigate the increased 

child population arising 

from the proposed and 

cumulative 

developments.  

Homebase, Syon 

Lane, Isleworth, 

TW7 5QE 

Provision of 477 

additional residential 

units would result in 

additional population 

pressure on schools, 

health facilities and 

open space 

requirements.  

Provision of 

employment floorspace 

would result in 

increased worker 

spend. 

Demolition and Construction 

6.219 The main potential cumulative effect arising from the cumulative schemes in combination with the 

proposed development in the study area is the potential for a tightening of the market for construction 

industry labour due to multiple large projects taking place. This has the potential to either result in a 

labour shortage on-site (subsequently increasing the build time of the project) or increased construction 

costs because of having to pay more to obtain enough workers. Either way, if this were to be the case, 

it could increase the potential build cost of the proposed development.  

Completed Development 

Housing 

6.220 Based on the total number of units proposed by the cumulative schemes, there would be an additional 

865 dwellings alongside the 1,623 proposed by the proposed development based on the assumed tenure 

and unit mix, totalling 2,488.  

Employment 

6.221 The 117,737 m2 (net) of additional commercial floorspace is broken down as: 

• 11,500 m2 A1-A4, 

• 86,952 m2 B1; 

• 18,285 m2 B8; and 

• 1,000 m2 of D1 / D2.  

6.222 It should be noted that we have retained the old use classes as these have been granted planning 

permission prior to the introduction of the new Use Classes Order on 1st September 2020. However, 

going forward, there may be a much greater level of flexibility in these uses and thus there is the potential 

for these jobs total to vary from the indicative calculation above.   

 

 
118 https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019 

6.223 This would in turn generate 7,895 net new jobs in the area. From the additional 7,895 net additional 

employees, an additional £21,946,000 of spend (based on the previously mentioned annual figure of 

£2,779.69 per worker) would be generated in the wider study area beyond the site, due to the respective 

locations of the cumulative schemes.  

Population 

6.224 The provision of an additional 865 residential units across the various cumulative schemes would result 

in 2,077 additional residents, of which 491 would be children. When combined with the 3,515 people 

from the proposed development (of which 707 would be children) this would result in a total additional 

population of 5,592 people, of which 1,198 would be children.  

Education 

6.225 The cumulative schemes would put additional pressure on local nurseries, as well as primary and 

secondary schools. In combination the children from the proposed development (totalling 707 on top of 

the cumulative 491), the 1,198 children would require additional educational facilities. Of this 1,198, 517 

are projected to be aged zero to three, 513 aged four to ten and 168 would be aged 11-15. Therefore, 

the highest additional demand would be for early years and primary schools. However, based on the 

existing capacity in secondary schools in the area, this would not be an issue for the older secondary 

aged children.   

6.226 As one of the cumulative schemes would deliver a new secondary school (the Bolder Academy), enabling 

an expansion of the secondary educational capacity of the area, helping to mitigate the increased need 

from these developments. 

6.227 In addition, The DfE School capacity forecasts118 projects a surplus in future years for both primary and 

secondary schools; however, these projections only go as far forwards as 2023/24 for primary and 

2025/26 for secondary schools. Therefore, these do not necessarily reflect the future baseline position 

when the proposed development will begin to be occupied in 2028, and when it is expected to be 

completed in 2035, but does indicate projected future capacity.  

Health 

6.228 As the cumulative schemes are projected to generate another 2,077 residents, they would cumulatively 

require the provision of an additional 1.15 GPs. When combined with the proposed development’s 

population projection of 3,515 people, this would result in a total population of 5,592, which would 

require three additional GPs.  

Open and Play Space 

6.229 The additional 491 children generated by the surrounding cumulative schemes, as well as the 707 

children projected to arise from the proposed development, would total 1,198 children. The children 

would require 11,980 m2 (1.198 ha) of play space, though this could be spread across the respective 

schemes. However, as a number of the cumulative schemes are in close proximity to the proposed 

development, they would have similar access to a number of the significant green spaces nearby, 

including the 266 ha Osterley Park.  

Deprivation 

6.230 Due to a significant amount of commercial / employment generating floorspace provided by a number of 

the cumulative schemes, a large amount of employment would be generated in the area. This should 

help reduced the levels of deprivation in the area, which, in combination with a significant amount of 

affordable housing potentially coming forward at the same time, has the potential to have a notable 

beneficial effect upon deprivation levels in the area.  

Community Facilities 

6.231 None of the proposals appears to be specifically providing additional community facilities. Accordingly, 

there would be additional pressure on local community facilities due to the increased population from the 

additional residential units. This would require mitigation.  

https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019
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Crime and Community Safety 

6.232 As noted in the earlier discussion on crime and community safety, an increase in dwellings, people and 

businesses can lead to increased opportunities for crime.  However, as the vast majority of these schemes 

have already been granted planning permission, it has been assumed that the issues relating to this topic 

have already been given due consideration by the planning system.  

Demolition and Construction Cumulative Effects 
Employment 

6.233 The demolition and construction stages of both the proposed development and the other cumulative 

schemes would be expected to generate employment.  Given the scale of development in terms of the 

floorspace that would be delivered, and due to the nature of the construction industry and construction 

employment being relatively mobile, it is expected that the cumulative job creation would have a high 

impact at the regional (London) level.   

6.234 In addition, the lost 290 jobs on-site would be re-provided at the Homebase site. 

6.235 The sensitivity of the receptor is low at the regional level.  Accordingly, the inter-project cumulative effect 

would be direct, temporary and Moderate Beneficial at the regional level. 

Spending 

6.236 The increase in construction workers described above would also increase local spending during the 

demolition and construction stage.  The sensitivity of the receptor is low at the local level and the 

additional spending would have a medium impact.  Accordingly, the cumulative effect would be direct, 

temporary and Minor Beneficial at the local level. 

6.237 However, there may be a loss in spending where existing buildings on the cumulative schemes are 

demolished before replacement facilities have been provided.  Overall, it is considered that the 

cumulative effect would be direct, temporary and Negligible Beneficial at the borough level. 

Completed Development Cumulative Effects 
Housing 

6.238 The completion of the proposed development and cumulative schemes would deliver approximately 2,488 

residential units which would contribute approximately 16.0 % of LBH’s housing targets for 2015-2025 

(15,594 dwellings) and represents approximately 2.82 (56.4 %) years of housing supply (based on the 

target of 882 per annum) against a five-year housing land supply target of 4,410.  This represents 

approximately 0.3 % of London’s overall housing target of 840,000 dwellings (42,000 per annum) 

between 2015-2025.   

6.239 The sensitivity of the receptor is medium at the local and borough level and low at the regional level.  

The contribution of the new housing towards housing need would have a high impact at local and borough 

levels and a medium impact at regional level. Accordingly, the cumulative effect would be direct, 

permanent and Moderate to Major Beneficial at the local and borough levels and Minor Beneficial at 

the regional level. 

Economy 
Employment 

6.240 The proposed development would provide for a range of uses including residential, employment and 

retail that would serve the local area beyond the site. 

6.241 In terms of employment, the proposed development would deliver a minimum of 3,000 m2 (GIA) 

commercial floorspace and the cumulative schemes an additional 114,737 m2. Cumulatively 

approximately 7,895 net jobs would be generated.  

 
119 Regulation 123 of the Community Infrastructure Levy Regulations, as amended by the 2011, 2013 and 2014 Regulations, provides for charging 

authorities to set out a list of those projects or types of infrastructure that it intends to fund, or may fund, through the levy. 

6.242 The sensitivity of the receptor is medium at a local and borough level, and low at the regional level. The 

employment generation would have a high impact on employment at the local level, a medium impact 

at borough level and a low impact at regional level.  Accordingly, the cumulative effect would be direct, 

permanent and Moderate to Major Beneficial at the local level, Moderate Beneficial at the borough 

level and Negligible Beneficial at the regional level. 

Spending 

6.243 The residents of the 2,488 new dwellings would increase spending in local businesses.  The sensitivity of 

the receptor is low at the borough level.  The contribution of the additional spending would have a 

medium impact at the borough level.  Accordingly, the effect would be direct, permanent and Minor 

Beneficial at the borough level. 

Population 

6.244 The new homes can be expected to bring more people to the area.  This is likely to increase demand for 

community facilities such as education and healthcare facilities.  The extent of additional demand 

expected to be generated by the proposal for social infrastructure depends on the number of additional 

residents, which has been taken from a review of publicly available details of the cumulative schemes.  

This estimates that cumulatively approximately 5,592 residents would be introduced by the proposed 

development and cumulative schemes. 

6.245 Without the additional provision of community infrastructure (i.e. educational and healthcare facilities 

and open and play space), the additional demand could have an adverse effect on the capacity of 

community facilities in the surrounding area.  However, it is assumed that to meet the needs of additional 

demand the cumulative schemes would have been subject to negotiations to provide appropriate on or 

off-site provision, or financial contributions secured for each scheme.  Education and community facilities 

(including healthcare, leisure and cultural facilities, community halls etc.) are included on the Council’s 

123 List119 which means they could be funded by CIL where required. Therefore, on this basis the residual 

cumulative effect is considered Negligible Adverse.  

Education 

6.246 The combined child yield of 1,198 children from all of the developments will require additional educational 

facilities. Of this 1,198, 517 are projected to be aged zero to three, 513 aged four to ten and 168 aged 

11-15.  

6.247 As set out in the baseline analysis, there is existing capacity of early years’ places, along with it not being 

compulsory to attend early years’ education.  In addition, there are a range of options available, some 

of which are likely to open based on market demand. Accordingly, the effect would be Minor Adverse 

at the local level. 

6.248 There are currently approximately 311 primary school places available within 1.2 km of the site boundary, 

but this is insufficient to meet the projected need. Mitigation would be required to assist in providing 

additional capacity and primary level, provided in the form of CIL payments, which includes education 

facilities. Once these payments have been made, the effects of this would be mitigated so the cumulative 

effect would be Negligible Adverse at the local level. 

6.249 Although there may be a surplus as indicated by the DfE School capacity forecasts120, the data only goes 

as far forwards as 2023/24 for primary schools, when the first elements of the development is currently 

expected to be occupied in 2028.   

6.250 The existing baseline analysis found that there are currently 2,549 surplus secondary school places in 

the borough and therefore the need for 168 new pupils could be met.   Accordingly, the cumulative effect 

on secondary education would be Minor Adverse at the local level. This would be mitigated by CIL 

payments.  

  

120 https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019 

https://www.gov.uk/government/statistics/school-capacity-academic-year-2018-to-2019
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Health and Wellbeing 

Healthcare 

6.251 For primary healthcare, there is currently estimated a surplus of approximately 3,191 GP places within 

1.2 km of the site boundary, although as noted these figures can fluctuate considerably.  Based on 

estimated cumulative additional residents from the (potentially approximately 5,592), there would likely 

be a need for three GPs, although it is noted here that there will be other GP surgeries not analysed in 

this assessment that will include this development within their catchments.  The sensitivity of this 

receptor is medium at the local level and the impact is medium.  Mitigation could be provided in the form 

of CIL payments, which would include healthcare provision, and as such, the effect would be direct, 

permanent and Negligible Adverse at the borough level. 

Open and Play Space 

6.252 The baseline analysis found a good provision of open space within the local area.  It is assumed that 

individual schemes will have assessed the provision of open space required on-site and that appropriate 

provision or mitigation would be provided on-site or through CIL contributions. The sensitivity of this 

receptor is low at the local level and the impact is low. Accordingly, the cumulative effect on open and 

play space would be direct, permanent and Negligible Adverse at borough level. 

Deprivation 

6.253 The overall economic benefits brought by the cumulative schemes would help to boost the local economy 

and therefore contribute to reducing the overall levels of deprivation in this area.  Market and affordable 

housing would provide people with high quality places to live and commercial floorspace would provide 

the opportunity for employment.  In turn, these residents and workers would spend money in the local 

area, boosting the local economy.  The impact on crime and health are discussed in other sections of this 

assessment.  Factors such as education, skills and training are more difficult to assess in this instance 

and are likely to be linked to wider factors. 

6.254 The sensitivity of this receptor is low at the local level and the impact would be medium at the local level.  

Accordingly, the cumulative effect on deprivation would be Moderate Beneficial at local level. 

Community Facilities 

6.255 The cumulative schemes do not appear to be bringing forward any specific community facilities, focusing 

primarily upon residential, office, light industrial or storage uses, as well as a school.  

6.256 The sensitivity of this receptor is low and the impact is medium.  Accordingly, the cumulative effect on 

community facilities would be adverse at the local level as there will be increased demand from the 

additional population, but no specific additional provision coming forward.  To this end, there may be 

some requirement to provide mitigation through CIL payments towards leisure and culture facilities and 

community halls. The effects would be Negligible Adverse. 

Crime and Community Safety 

6.257 The sensitivity of this receptor is low and the impact is medium.  Accordingly, the cumulative effect on 

community facilities would be adverse at the local level as there will be increased demand from the 

additional population, but no specific additional provision coming forward.  To this end, there may be 

some requirement to provide mitigation through CIL payments towards leisure and culture facilities and 

community halls. The effects would be Negligible Adverse. 

6.258 As noted in the earlier discussion on crime and community safety, an increase in dwellings, people and 

businesses can lead to increased opportunities for crime.  As part of the planning process, it is expected 

that the Metropolitan Police Service and Secure by Design officer at the LBH will be consulted to achieve 

Homes 2016 SBB standard and Building Regulations (Part Q) compliance. Therefore, any impacts would 

be mitigated through design. The sensitivity of this receptor is medium at the local level and the impact 

would be low at the local level.  Accordingly, the cumulative effect on crime and community safety would 

be Minor Beneficial at borough level. 

 

Summary of Assessment 
Background 
6.259 The assessment considers the potential socio-economic effects due to the demolition and construction 

stage and the completed development stage of the proposed development taking into account relevant 

national and local guidance and regulations.   

6.260 Consideration has been given to the likely significant effects of the proposed development on the local 

community, the economy and community infrastructure including employment, healthcare, education 

and open space provision.  The assessment has been undertaken based on a range of nationally 

recognised research and survey information which has been used to determine the existing or ‘baseline’ 

social and economic conditions within the site and study area. 

6.261 The baseline analysis found that the population of Osterley & Spring Grove and Syon wards and Hounslow 

has grown significantly in recent years and is expected to keep growing at a higher than average rate 

compared to both London and England.  Osterley & Spring Grove and Syon wards have a younger than 

average population and the age structure is not expected to change significantly compared to national 

trends for aging populations.  

6.262 Analysis of existing housing provision in Osterley & Spring Grove and Syon wards shows a relatively 

small proportion of outright ownership and a relatively high proportion of privately rented accommodation 

compared to the borough, London and national levels.  There is a relatively high level of ownership, but 

with a mortgage in the wards. 

6.263 The Osterley & Spring Grove and Syon wards are not some of the most deprived in Hounslow, containing 

none of the areas that are in the most deprived 10 % in England; however, crime is relatively high 

compared to most other wards in Hounslow and is above the London-wide rate. 

6.264 A review of local infrastructure found that currently there is good provision of early years and secondary 

year’s schools places, but insufficient primary school places.  There is also currently a surplus in the 

number GP places available compared to the number of registered patients.  The local provision of open 

space, play space and community facilities was found to be good. 

Demolition and Construction Effects 
6.265 The existing site provides 290 employment opportunities. In the event that these jobs are not re-provided 

elsewhere in the study area, the effect would be Minor Adverse. However, in the event that the 

Homebased application is approved, the existing jobs would be re-provided at the new Tesco Store with 

no loss of jobs in the area during the demolition and construction stage, resulting in a neutral effect.  

6.266 The demolition and construction stage of the proposed development is predicted to directly generate 256 

net FTE construction jobs per annum in London (taking into account displacement, leakage and supply 

chain effects), which is expected to result in a Minor Beneficial effect on the London economy.  

6.267 In the event that the existing on-site jobs are not re-provided elsewhere in the study area, the effect in 

respect of existing spending would be Minor Adverse. However, should the existing on-site jobs be 

provided at the Homebase development, the effect would be neutral. 

6.268 Construction workers are anticipated to generate additional local spend, which is expected to have a 

Minor Beneficial effect on the local economy. 

6.269 None of the reported effects would be significant. 

Completed Development Effects 
6.270 The development specification for the outline application sets ranges for the unit mix across the tenures. 

To enable an assessment of effects from the newly introduced on-site residential population, these ranges 

have been interpreted to establish an assumed reasonable worst-case unit and tenure mix in respect of 

population yield. 
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6.271 Based on this assumed tenure and unit mix, agreed with the LBH, the proposed development would 

provide 1,623 new homes and would contribute towards the LBH’s housing need and target of 882 new 

homes per year.  The proposed development would have a Moderate to Major Beneficial effect on 

housing supply at the local level, a Moderate Beneficial effect at the borough level and a Negligible 

Beneficial effect at the regional level. 

6.272 The proposed development would result in a net loss of 105-234 on-site jobs that would have a Minor 

Adverse at the local and borough levels and a Negligible Adverse effect at the regional level. However, 

should the existing on-site jobs be provided at the Homebase development, the effect would be neutral. 

6.273 Once occupied, the population of the proposed development would comprise approximately 3,515 people 

based on a worst-case calculation method. 

6.274 The new residential population is likely to spend locally.  Therefore, in the context of the local economy, 

the effect of spending would be Minor Beneficial at the local level. 

6.275 Of the estimated 3,515 residents, 707 are likely to be children; 314 of these are likely to be under four 

years old, 308primary school age and 85 secondary school age.  

6.276 The effect on early years places would be Minor Adverse at the local level.  

6.277 Due to a shortage in primary school places, the effect of the proposed development would be Moderate 

to Major Adverse at the local level in the absence of mitigation.  This could be mitigated against by 

making an appropriate level of CIL contributions for new or expanded facilities. This residual effect would 

be Negligible Adverse.  

6.278 In respect of secondary school places, the effect of the proposed development would be Minor Adverse 

at the local level due to the very high surplus of places (2,549). 

6.279 There is currently a surplus of GP places within 1.2 km of the site boundary, but the proposed 

development’s new residential population would give rise to a need for two GPs.  Accordingly, the 

proposed development would have a Minor Adverse effect on GP capacity at the local level in the absence 

of mitigation. However, this effect would be mitigated either through CIL contributions, following which 

the proposed development’s likely residual effect would be Negligible Adverse at the local level.  

6.280 The proposed development’s new residential population would require access to open and children’s play 

space.  In total, the proposed development would provide a minimum of 20,000 m2 of publicly accessible 

space.  This is alongside the provision of a minimum of 8,000 m2 of resident’s only amenity space such 

as podium communal gardens and roof terraces. The effect would be Negligible Beneficial at the local 

level.   

6.281 The proposed development would provide a minimum of 5,000 m2 of children’s play space on-site, which 

would result in a shortfall of 2,070 m2 compared to the GLA requirement and the assessment above.  On 

the basis that CIL contributions are secured for the shortfall, the proposed development would have a 

Negligible Adverse effect on play space at the local level.  Similarly, provision would be secured towards 

community facilities resulting in a Negligible Adverse effect. 

6.282 The proposed development would also have a Moderate Beneficial effect on deprivation at the local 

level and a Minor Beneficial at the borough level through an increase local spending, improved living 

environment, improved services and new job opportunities. 

6.283 The proposed development would have a Negligible Beneficial effect on crime and community safety 

due to the secure by design principles that would be incorporated into the design of the scheme, though 

this would be detailed at the reserved matters stage. 

Cumulative Effects 
6.284 The combined demolition and construction effect of the proposed development and cumulative schemes 

in respect of job creation would be Moderate Beneficial at the regional level. 

6.285 Additional cumulative spending from the construction work forces would be Minor Beneficial. However, 

there may be a loss of spending in the local economy where existing buildings on the cumulative schemes 

are demolished before replacement facilities have been provided.  Overall, it is considered that the 

cumulative effect would be direct, temporary and Negligible Beneficial at the borough level. 

6.286 The cumulative schemes would deliver approximately 2,488 new homes, which would have a Moderate 

to Major Beneficial effect on housing need at the local level, a Moderate Beneficial effect at the 

borough level and a Negligible Beneficial effect at the regional level. 

6.287 In terms of employment, approximately 7,895 net jobs would be generated cumulatively. The cumulative 

effect would be Moderate to Major Beneficial at the local level, Moderate Beneficial at the borough 

level and Negligible Beneficial at the regional level. 

6.288 The residents of the 2,488 new dwellings would increase spending in local businesses resulting in Minor 

Beneficial cumulative effects at the borough level. 

6.289 The number of new homes can be expected to increase the population in the area by approximately 

5,592 people.  The effect on early years and secondary school places would be Minor Adverse due to 

the available capacity. The effect on primary school places would be Negligible Adverse, should CIL 

payments be secured from all developments. 

6.290 The cumulative new residential population would result in a demand for three GP places. Subject to CIL 

contributions, the cumulative effect would be Negligible Adverse. 

6.291 On the assumption that individual schemes will have assessed the provision of open space required on-

site and that appropriate provision or mitigation would be provided on-site, through CIL contributions, 

the cumulative effect on open and play space would be Negligible Adverse at borough level. The same 

would apply for community facilities. 

6.292 The cumulative development would deliver a significant number of new high-quality homes of all tenures, 

employment opportunities and a range of improved services and facilities resulting from the additional 

commercial space.  Therefore, the cumulative effect on deprivation would be Moderate Beneficial at 

the local level.  The effect on crime and community safety would be Minor Beneficial due to the schemes 

being well designed, seeking to reduce opportunities for crime. 
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7 TRANSPORT AND ACCESSIBILITY
Introduction 
7.1 This chapter of the ES reports on the likely significant effects with respect to transport and accessibility 

to arise from the demolition and construction stage and from the completed development stage of the 

proposed development.  

7.2 The demolition and construction stage of the proposed development is expected to generate direct and 

indirect social and economic impacts, with temporary effects. 

7.3 The chapter describes the wider policy context; the methods used to assess the potential impacts and 

likely effects; the baseline conditions at and surrounding the site; the likely transport and accessibility 

effects taking into consideration embedded mitigation; the need for additional mitigation and 

enhancement; the significance of residual effects; and inter-project cumulative effects. 

7.4 The chapter is supported by the following technical appendices in ES Volume 3: 

• Appendix 7.1: Transport Assessment (TA); and 

• Appendix 7.2: Scenario 3 Assessment.  

Methodology 
7.5 The assessment has been informed by the following legislation, policies and published guidance: 

• National Legislation and Policy: 

− NPPF (2019)1; 

− PPG (2019)2; 

• Regional Policy: 

− London Plan (2016)3 in particular policies ‘6.3 - Assessing the effects of development of transport 

capacity’, ‘6.9 - Cycling’, ‘6.10 - Walking’ and ‘6.11 - Smoothing traffic flow and tackling 

congestion’; 

− Intend to Publish London Plan (2019)4 in particular policies contained in Chapter 10 Transport; 

− Healthy Streets for London (2017)5; 

− The Mayor’s Transport Strategy (2018)6; 

• Local Policy: 

− Hounslow Local Plan 2015 to 2030 Volume One (2015)7 in particular policies ‘EC1 - Strategic 

Transport Connections’, ‘EC2 - Developing a Sustainable Local Transport Network’, ‘IMP1 -

Sustainable Development’ and ‘EQ2 -Sustainable Design and Construction’; 

− Hounslow Transport Strategy - Third Local Implementation Plan (2019)8; 

 
1Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. HMSO.   

2Ministry of Housing, Communities and Local Government, 2019. Planning Practice Guidance [online]. Available at: 

https://www.gov.uk/government/collections/planning-practice-guidance.   
3 Greater London Authority, 2016. The London Plan Spatial Development Strategy for London Consolidated with Alterations since 2011. London. Available 

at: https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan  
4Greater London Authority, 2019 Intend to Publish London Plan. 

5Transport for London, 2017. Healthy Streets for London. Available at: https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-the-

future/healthy-streets 
6Greater London Authority, 2018. Mayor’s Transport Strategy. London, GLA.  

7London Borough of Hounslow, Local Plan (2015-2030), 2015, Available online: https://www.hounslow.gov.uk/info/20167/local_plan/1108/local_plan 

− Hounslow Great Western Corridor Local Plan Review (ongoing)9; 

• Guidance: 

− Transport for London (TfL) guidance on Transport Assessments (2020)10; 

− The Design Manual for Roads and Bridges (DMRB) (2019)11; and 

− The Guidelines for the Environmental Assessment of Road Traffic, 1993 (GEART)12. 

Consultation 
7.6 An EIA Scoping Report13 was submitted to the LBH on 31 July 2019 in support of a request for a formal 

EIA Scoping Opinion (provided in Technical Appendix 2.1, ES Volume 3). The LBH issued an EIA Scoping 

Opinion on 13 September 2019 (Technical Appendix 2.2, ES Volume 3). Two further Scoping update 

letters were issued to the LBH to confirm that subsequent design changes did not affect the originally 

proposed scope of the EIA and therefore that the EIA Scoping Report and the LBH EIA Scoping Opinion 

remained valid. 

7.7 In addition, a formal TA scoping process was undertaken in consultation with the LBH and Transport for 

London (TfL). 

7.8 Pre-application consultation with TfL and the LBH was undertaken in relation to the proposed 

development.  The consultation was undertaken in parallel with consultation on redevelopment proposals 

for the Homebase development.  

7.9 Table 7.1 summarises the consultation that has been undertaken with respect to the assessment of 

transport and highways for the Tesco Osterley development. 

Table 7.1: Summary of Consultation 

Consultee and Form/ 

Date of Consultation 

Summary of Comments Where in this Chapter 

Comments are addressed 

Scoping Opinion 

(Appendix 2.1) received 

September 2019 

The scoping is generally agreed; however, 

the assessment and supporting 

information must address the issues 

below which reflect comments from TfL 

and LBTH’s Transport section. It is noted 

that the ES shall include cross-referenced 

information provided in a separate 

Transport Assessment (TA). 

The supporting TA has been 

developed in accordance with TfL’s 

Healthy Streets for London best 

practice guidance and is informed 

by pre-application discussions with 

LBH’s Transport Department. 

The TA is now included as a 

technical appendix to this chapter. 

The car park beat surveys for the site  

should be undertaken on a 15-minute 

basis. Surveyors should identify the 

location and number of trips associated 

On-site and on-street parking 

stress surveys have been 

undertaken. The existing Tesco car 

parking accumulation surveys have 

8 London Borough of Hounslow, Local Implementation Plan (2019-2041), 2019, Available online: 

https://www.hounslow.gov.uk/downloads/file/2159/hounslow_local_implementation_plan_lip 
9 London Borough of Hounslow, 2017. Great West Corridor Locals Plan Review. London. LBH. 

https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews 
10 Transport for London, 2020, Transport Assessments, Available online: https://tfl.gov.uk/info-for/urban-planning-and-construction/transport-

assessment-guide/transport-assessments 
11 Highways England, 2019. Design Manual for Roads and Bridges 

12 Institute of Environmental Assessment,1993. The Guidelines for the Environmental Assessment of Road Traffic. 

13 Ramboll, 2019. Osterley Tesco, Syon Lane, Isleworth: Environmental Impact Assessment Scoping Report, July 2019. 

https://www.gov.uk/government/collections/planning-practice-guidance
https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-the-future/healthy-streets
https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-the-future/healthy-streets
https://www.hounslow.gov.uk/info/20167/local_plan/1108/local_plan
https://www.hounslow.gov.uk/downloads/file/2159/hounslow_local_implementation_plan_lip
https://www.hounslow.gov.uk/info/20167/local_plan/1545/local_plan_reviews
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Table 7.1: Summary of Consultation 

Consultee and Form/ 

Date of Consultation 

Summary of Comments Where in this Chapter 

Comments are addressed 

with Nishkam School as these will need to 

be deducted from the overall Tesco 

accumulation given the primary trip 

purpose is not a food store trip. 

been determined from 24-hour 

traffic counts site surveys, 

undertaken from 3-9 July 2019, 

inclusive. An additional Tesco 

parking accumulation survey was 

undertaken on Saturday 29 June, 

and supplementary surveys were 

undertaken in November 2018. On-

street parking stress surveys were 

undertaken overnight on 

Wednesday 3 and Thursday 4 July 

2019. 

A Road Safety Audit for the redesigned 

access is required. 

A Stage 1 Road Safety Audit has 

been undertaken, which considers 

the site’s proposed access 

arrangements.  This is discussed in 

the TA. 

TfL is the responsible highway authority 

for part of the road network that 

immediately surrounds the site. It is 

understood that TfL has provided detailed 

pre-application advice in respect of local 

traffic modelling for the proposed 

development in their ‘Planning Application 

Modelling Overview’. 

 

Traffic modelling has been 

undertaken to the specification 

required by TfL and the LBH, and 

for an agreed study area.  Traffic 

modelling has been undertaken in 

VISSIM, which includes an 

assessment of journey times for 

bus services.  As agreed with TfL 

and the LBH, VISSIM modelling has 

been undertaken for the design 

year 2035 only, and considers the 

completed development stage. 

The TA must be prepared in accordance 

with latest TfL’s TA best practice guidance 

https://www.tfl.gov.uk/info-for/urban-

planning-and-

construction/transportassessment- 

guidance and 

http://www.tfl.gov.uk/assets/downloads/t

ransportassessment- 

best-practice-guidance.pdf 

 

 

The TA has been prepared with 

specific reference to TfL’s Healthy 

Streets approach including a 

‘Transport Planning for People’ 

Section that presents an Active 

Travel Zone (ATZ) assessment in 

adherence TfL guidance. 

Furthermore, the proposed 

development has been designed in 

respect of the Healthy Streets 

principles and considers walking, 

cycling and public transport 

improvements to complement the 

‘low car’ approach which has been 

adopted from the outset.  The TA 

recognises the requirements of the 

adopted Transport Strategy and 

makes reference to the transport 

infrastructure proposed within the 

Transport Strategy to support the 

development of the wider 

Opportunity Area. 

 

Table 7.1: Summary of Consultation 

Consultee and Form/ 

Date of Consultation 

Summary of Comments Where in this Chapter 

Comments are addressed 

Local junction impact - VISSIM micro-

simulation for the Gillette corner junction 

is recommended to understand projected 

vehicle trip distribution. 

A VISSIM model has been 

constructed to the specifications of 

TfL and the LBH.  The model has 

been subject to TfL’s Model Audit 

Process.  The model has been 

developed in consultation with TfL 

and LBH officers and the 

methodology for assessment has 

been agreed.  The methodology of 

assessment is discussed in detail 

within the TA. 

Micro-simulation modelling is required to 

support the highway impact analysis for 

the development proposals. Please refer 

to the advice of TfL dated June 2019 in 

respect of modelling requirements with 

the scope to also include the junction of 

Wood Lane/Northumberland Avenue. 

There is no need at this time to include 

the A315 junctions with Syon Lane, Wood 

lane, or Spur Road but it is noted that the 

A315 will form Cycle superhighway 9. 

Changes are proposed to Busch Corner 

and the Applicant needs to be aware of 

this, with modelling to be made available 

by LBH. 

The scope of the VISSIM micro-

simulation model has been 

discussed and agreed with TfL 

during the pre-application 

consultation process. The scope of 

the assessment is discussed in 

capacity modelling section of the TA 

and this Chapter. 

The assessment shall demonstrate how 

the Mayor of London’s ‘Healthy Streets 

Approach’ has been addressed and its 

objectives met. 

The multi-modal trip generation 

exercise which has been 

undertaken to inform the associated 

impact assessment presented in the 

TA, includes a review of pedestrian 

and cycle trip generation and 

provides peak hour bus and rail trip 

generation by bus service and by 

underground or mainline rail 

station. 

Car parking levels should accord with the 

Draft New London Plan. 

The proposed residential provision 

of 0.24 spaces per unit is well 

within the maximum provision of 

0.5 spaces per unit as stipulated by 

the draft new London Plan. 

TfL 

Initial Screening Option 

meeting, 7 March 2019; 

Pre-application meeting, 

9 May 2019; and 

Pre-application meeting, 

31 July 2019. 

Walking and Cycling Improvements: 

The scheme should be developed to 

incorporate improvements to walking and 

cycling infrastructure, due to the expected 

future increases in pedestrian and cyclist 

traffic. 

Vision Zero: The TA should consider 

mitigation measures as a means to 

eliminate serious and fatal collisions on 

the transport network, and should 

All pre-application comments made 

by TfL Officers have been 

considered in the preparation of the 

planning application plans and 

documentation.  

• The proposed development 
would be permeable to 

pedestrian and cycle movements 

and an off-carriageway shared 
footway/ cycleway would be 
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Table 7.1: Summary of Consultation 

Consultee and Form/ 

Date of Consultation 

Summary of Comments Where in this Chapter 

Comments are addressed 

demonstrate how the scheme will 

contribute towards TfL’s Vision Zero 

approach. 

Active Travel Zone Assessment (ATZ): 

Requirement for an ATZ assessment as 

part of the application submission - This 

assessment should cover key routes to 

the nearest rail stations, bus stops, parks 

and amenities and should identify 

deficiencies in the local pedestrian 

environment. 

Cycle Parking: All cycle parking is 

required to be designed and laid out in 

accordance with the guidance contained in 

Chapter 8 of the London Cycling Design 

Standards (LCDS).   

Public Transport Accessibility: TfL 

requires bus trip generation figures by 

time and by direction, with the peak hour 

indicated separately. TfL would use this 

information to assess the impact of the 

development on local bus services. 

Residential Car Parking Provision: A 

residential car parking ratio of 0.25 

spaces per unit is deemed to be in 

accordance with the London Plan and 

Draft New London Plan.  

Servicing: The TA is required to present 

the trip generation analysis for servicing 

and delivery vehicles and demonstrate 

that the proposed loading bays are 

adequate to meet the needs of the 

development. A Delivery and Servicing 

Plan (DSP) is requested as part of the 

application. 

Construction: The application must be 

accompanied by a Construction and 

Logistics Plan (CLP) that details 

construction programme, routes for 

HGVs; frequency of deliveries and 

loading/unloading locations. 

Travel Planning: A framework travel 

plan covering all elements of the 

development, which sets out the targets 

and the measures to be implemented, will 

need to be submitted as part of the 

application. TfL expects that the full travel 

plan will be secured and monitored as 

part of a S106. 

accommodated on the site’s 
Syon Lane frontage. 

• The personal injury collision 
record of the highway has been 
reviewed, in detail, and is 
discussed within the Chapter and 

within the TA. 

• An ATZ assessment has been 
undertaken within the TA, in line 
with TfL’s Healthy Streets TA 

guidance. 

 

• Cycle parking is provided to 

meet the draft London Plan’s 
minimum standards. 

 

• Within the TA a multi-modal 
assessment of development 

related trip generation has been 
undertaken, including an 
assessment of bus trip 
generation, by direction of travel.  

 

• The proposed development 
would promote a car parking 

ratio of 0.24 spaces per 
residential unit, in line with TfL’s 
maximum standards, as defined 
in the draft new London Plan. 

• A standalone Delivery and 
Servicing Plan (DSP) has been 
prepared and accompanies the 

planning application. 

 

 

 

• A standalone Outline CLP has 

been prepared and this 

accompanies the planning 
application. 

 

 

• A Residential Travel Plan and a 
Framework Workplace Travel 
Plan has been prepared and 

accompany the planning 
application.  

Assessment Scope 
7.10 The scope of assessment was discussed with TfL and LBH during pre-application consultation. In the 

course of the consultation, a study area was agreed for the purposes of TA and traffic modelling.  The 

agreed study area for the purpose of micro-simulation (VISSIM) traffic modelling is outlined in Figure 

7.1 of this Chapter.  This study area was agreed on the basis of the potential for development related 

transport impacts. Within this Chapter, the assessment of development related environmental impacts 

extends beyond the agreed study area, as defined in Figure 7.2, and includes additional links to the south 

of the A4 Great West Road in order to establish if the proposed development could have a significant 

effect on the operation of London Road (A315) and Twickenham Road (A310). 

7.11 It has been agreed that the study area reflects the extent of the transport network for which there is the 

potential for the proposed development to have a significant effect on highway capacity, bus service 

operations, and pedestrian and cyclist activity.   

7.12 Having defined a study area to only those links that have the potential to experience a significant effect, 

the significance of any effect was established. This was achieved this by examining the ‘magnitude of 

impact’ on the sensitive routes. 

7.13 A ‘magnitude of impact’ was established by applying the Guidelines for the Environmental Assessment 

of Road Traffic (GEART). 

7.14 The GEART provides guidelines for the assessment of the environmental impacts of road traffic associated 

with new developments, irrespective of whether the developments are to be subject to formal EIAs. 

7.15 The purpose of the guidelines is to provide the basis for systematic, consistent and comprehensive 

coverage for the assessment of traffic impacts arising from development projects. 

7.16 The GEART is the principal guidance that informs this assessment and the following sections of this 

chapter contain full details of how the guidance has been applied. 

7.17 The GEART sets out considerations and, in some cases, thresholds in respect of changes in the volume 

and composition of traffic to facilitate a subjective judgement of traffic effect and significance. 

7.18 Account has been taken of all applicable legislation, guidance and policy. 

Technical Scope 

7.19 The assessment considers the impacts and effects of the proposed development in isolation and in 

combination with cumulative schemes (including the Homebase development) in respect of the following: 

• Demolition and construction transport and accessibility impacts on the highway network, public 

transport, pedestrians and cyclists, accidents and safety; and 

• Completed development transport and accessibility impacts on the highway network, public 

transport, pedestrians and cyclists, accidents and safety. 

7.20 In respect of public transport it is noted that while the assessment considers the potential for delay to 

bus service operations that result from the proposed development, the impact of additional passenger 

demand on public transport services (overground rail, underground rail and bus services) has not been 

considered. Development related passenger impacts are established within the TA and based on this 

assessment, TfL will consider whether these impacts warrant mitigation. The approach has been agreed 

in consultation with TfL.  

7.21 As indicated in the Temporal Scope Section below, the main focus of the assessment has been the 

cumulative effect scenario where both the proposed development and the Homebase development are 

delivered.  

7.22 Assessments of the scenario where only the proposed development is delivered in isolation without the 

respective Homebase development has been included within this ES to ensure the effects of the 

development subject of the application has been assessed. However, as the results of this scenario 
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assessment gives rise to unrealistic results that do not reflect the factual reality of the delivery of the 

two schemes, the results are presented in a technical appendix. 

Spatial Scope 

7.23 The study area that was agreed with TfL and LBH for the purpose of micro-simulation modelling is 

presented in Figure 7.1.    

 

Figure 7.1: Study Area for Micro-Simulation Modelling 

7.24 Figure 7.2 identifies the location of receptor sites, relative to the site, within an extended study area for 

which traffic data has been obtained to support assessments contained within this Chapter.  

 

Figure 7.2: Extended Study Area with Receptor Link Locations 1 to 11 

7.25 The extended study area has been formulated by identifying the most likely routes for construction traffic 

during the demolition and construction stage, including routes to/from the nearest consolidation centre, 

and key routes/approaches relating to residential/customer traffic for the completed development stage.  

7.26 With particular reference to the completed development stage, the study area has in the first instance 

been defined in respect of the re-assignment of traffic resulting from the re-provision of the Tesco store 

to the Homebase site, with additional consideration given to likely traffic patterns for future residents at 

the site. Routes that extend outside the traffic study area are routes where the proposed development’s 

traffic has dissipated and/ or include roads with negligible sensitive receptors.   

7.27 The extended study area has been divided into the following 11 separate highway sections, known as 

links, which are defined as sections of road with similar characteristics and traffic flows:   

1) A310 Twickenham Road (south of A315, London Road); 

2) A315, London Road (west of Syon Lane/ Twickenham Road junction); 

3) A315, London Road (east of Syon Lane/ Twickenham Road junction); 

4) Syon Lane - North of A315, London Road; 

5) Syon Lane - South-east of Homebase site access; 

6) A4 - East of Syon Lane; 

7) A4 - West of Syon Lane; 

8) Syon Lane, North of A4; 

9) Syon Lane - South-east of site access (between Grant Way and site); 

10) Syon Lane, North of site access; and 

11) Northumberland Avenue. 

7.28 Figure 7.1 illustrates the location in each link from which the associated baseline traffic data was 

collected. 

7.29 The study area referred to in Figure 7.1 is representative of the area of assessment for public transport 

impact, personal injury; accident and collision data; and pedestrian and cycle movements.  

Temporal Scope 

7.30 This assessment has considered impacts arising during the demolition and construction stage which 

would be expected to be temporary short term (0-5 years) and temporary and medium-term (5 - 10 

years) in nature and from the completed development stage which would be expected to be permanent 

and long-term in nature (i.e. more than 10 years). 

7.31 The assessed impacts have been compared to the Existing Baseline (2019), adjusted to a neutral month, 

and Future Baselines during the peak construction year (2028) and completed development year (2035), 

in order to analyse future effects on the study area. Amendments to the construction schedule means 

that the forecast year of completion for assessment has been 2035, as opposed to 2030 as set out as 

part of the EIA Scoping Report. 

7.32 In respect of the vehicle movements, the following assessment scenarios have been considered: 

• For demolition and construction, the worst-case construction traffic generation is likely to take place 

in 2028.  The assessment has considered the impact of construction related traffic movements for 

the following scenarios: 

− Scenario 1: Existing Baseline (2019); 

− Scenario 2: Future Baseline (2028)14; 

− Scenario 3: Future Baseline14 + Proposed Development; and 

− Scenario 4: Future Baseline14 + Cumulative Development15 + Proposed Development. 

 

 



St Edward Homes Limited 
Osterley Tesco 

Volume 1: Environmental Statement Main Report 
Chapter 7: Transport and Accessibility 

 

1620006465  Issue: Final          7-5 RAMBOLL 

 

• For the completed development, the assessment has considered the following scenarios: 

− Scenario 1: Existing baseline (2019); 

− Scenario 2: Future baseline (2035)14; 

− Scenario 3: Future Baseline14 + Proposed Development; and 

− Scenario 4: Future Baseline14 + Cumulative Development15 + Proposed Development. 

7.33 As required by TfL and LBH, Scenario 2 accounts for the future baseline with background growth derived 

from TfL’s London Highway Assignment (LoHAM) model16.   

7.34 LoHAM takes information on the number of trips and their expected origins and destinations from TfL’s 

London Transportation Studies (LTS) model and calculates their routes through the highway network 

based on journey times and distance. It is used to provide an overall impression of the impact of major 

highway schemes or large residential or employment developments.  TfL state that “LoHAM has been 

developed over the past decade to provide a consistent basis for highway modelling and the underpinning 

of planning across the Capital.” 

7.35 In consideration of potential large residential or employment developments, the LoHAM model reflects 

the traffic impact of development within the Opportunity Area in which the site is located. This includes 

traffic demand that could arise from locally ‘committed development sites’ within the wider Opportunity 

Area. The LoHAM model ‘committed development sites’ are considered cumulative schemes/development  

in this assessment. For the purpose of this assessment, it is assumed that traffic associated with the 

redevelopment of the Homebase site is not included within the LoHAM traffic predictions, but that traffic 

associated with all of the cumulative schemes identified in ES Chapter 2, is incorporated within the LoHAM 

traffic growth predictions.  

7.36 Scenario 3 considers ‘Future Baseline’ traffic flows, based on the predictions of the LoHAM model 

(including cumulative schemes) and the proposed development related traffic in isolation.  This scenario 

assumes that the Homebase site, operates as existing and has not been the subject of future 

redevelopment.  However, the scenario also assumes that other identified local cumulative schemes 

(those listed in Chapter 2 and in Table 7.25) have been developed and are operational.  It should be 

noted that the cumulative schemes listed in Chapter 2 and in Table 7.25 are generally low car or car free 

schemes, that are likely to result in a negligible effect on the highway conditions. Therefore, there would 

be no significant highway effects associated with these schemes on which the assessment of impact on 

the proposed development would be dependent.  

7.37 Scenario 4 considers the proposed development’s impacts in the context (‘in combination with’) of all 

background growth and cumulative schemes, as well as the Homebase development, as required by the 

LBH’s Scoping Opinion. This scenario assumes the Homebase development is granted planning 

permission concurrently with the proposed development and that controls are imposed through the grant 

of planning permission that the existing on-site Tesco store will be relocated to the Homebase site and 

that the existing on-site Tesco store is only demolished one the new store becomes operational at the 

Homebase site.  Therefore, at any point in time there will only ever be one Tesco store in operation 

between the two sites. 

7.38 Scenario 4 is considered to be the most realistic scenario.  Accordingly, the impacts and effects of this 

scenario have been reported in this chapter. The impacts and effects for Scenario 3 are presented in 

Appendix 7.2 for completeness. 

 
14 This includes LoHAM cumulative development, excluding the Homebase development. 

15 This is the Homebase development. 

16 http://content.tfl.gov.uk/londons-strategic-transport-models.pdf  

17 2011 Travel to Work Census Data – Hounslow 006E, Hounslow 009B, Hounslow 009C and Hounslow 014D 

Baseline Characterisation Method 
Desk Study 

7.39 In order to establish baseline traffic and travel patterns in the study area, relevant data was reviewed 

and assessed. Data was obtained from the following sources: 

• Personal Injury Collision (PIC) data for the roads within the study area based on the most recent 

available data for a five-year period (i.e. 5 years up to 31 December 2018). The PIC assessment 

determines whether there are any significant highways safety issues that could be exacerbated by 

the proposed development; 

• Local ‘Travel to Work’ Census Data (2011)17 was reviewed to ascertain the mode people use to travel 

to work in the study area. 

• Department for Transport (DfT) Annual Average Daily Traffic (AADT) data was reviewed for counter 

sites located on the A4, to the east and west of Syon Lane; 

• Data from TfL’s London Highway Assignment Model (LoHAM) was used to inform traffic growth 

estimates; and 

• Information relating to public transport services was obtained from TfL’s online resources18, which 

set out London Underground services and bus routes, whilst the National Rail website19 provided 

details of local mainline rail services20.  

Field Study 

7.40 Existing baseline conditions were established from a series of detailed site visits, a review of the site’s 

existing and previous uses, a review of the local transport network and the results of a number of traffic 

surveys undertaken within the study area. 

7.41 Characterisation of the existing environment has been informed by the following: 

• Automatic Traffic Counters (ATCs) counts were commissioned. These sites were installed to capture 

existing 24-hour traffic flows and speed data for the links referred to above, between 3 and 9 July 

2019, inclusive; and 30 September 2019 and 6 October 2019, inclusive;  

• Automatic Number Plate Recognition (ANPR) video surveys commissioned by RHDHV to identify 

origin-destination counts for trips into and out of the Homebase site and the site. The ANPR surveys 

were undertaken to inform how traffic movements would be expected to re-assign within the local 

highway network, following the removal of the Homebase store and relocation of the Tesco Osterley 

store. These counts were undertaken on Saturday 29 June 2019 and Tuesday 9 July 2019; 

• Manually Classified Turning Counts (MCTC) commissioned by RHDHV were undertaken to survey all 

traffic movements at the intersections of the links identified above. The MCTC surveys were 

undertaken on Saturday 29th June 2019 and Tuesday 9th July 2019; 

• On-site car parking utilisation surveys for the Site and the existing Tesco Osterley site were 

undertaken from the 3rd July to 9th July 2019, inclusive. An additional Tesco parking accumulation 

survey was undertaken on Saturday 29 June, and surveys were also undertaken in November 2018 

at the existing Tesco store;  

• On-street car parking stress surveys undertaken overnight on Wednesday 3 and Thursday 4 July 

2019; 

• Identification of ‘Park and Stride’ trips associated with the Nishkam School, that utilise the existing 

Tesco car park; 

• Surveys of pedestrian and cycle demand to the existing Tesco site and along Syon Lane; 

18 Transport for London, 2020. Public transport information [online]. Available at: https://tfl.gov.uk/maps/bus. https://tfl.gov.uk/modes/tube/.   

19 https://www.nationalrail.co.uk/  

20 National Rail Enquiries, 2020. National Rail information [online]. Available at: https://www.nationalrail.co.uk/stations_destinations/default.aspx   

http://content.tfl.gov.uk/londons-strategic-transport-models.pdf
https://www.nationalrail.co.uk/
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• Journey time surveys (including bus journey time surveys) and junction saturation flow calculations 

to support VISSIM modelling. 

7.42 The times and dates of all traffic surveys undertaken to support the assessment of development related 

impacts have been agreed with the LBH and TfL as part of pre-application consultations.   

7.43 For the purpose of analysing the results yielded from the ATC and MCTC surveys, the data was adjusted 

to reflect a ‘neutral month’. This is presented in all ‘baseline’ surveyed flows within this chapter.  

Assessment Method 
Methodology 

7.44 This section describes the assessment methodology, including data collection, impacts and impact 

assessment criteria used in the assessment. The adopted methodology has been informed by policy 

documents discussed above, specific guidelines for the preparation of an ES and relevant pre-application 

scoping opinions/ consultations provided by TfL and the LBH. 

7.45 As stated previously, GEART is the principal guidance that has informed the assessment and the following 

sections of this chapter contain full details of how the guidance has been applied. 

7.46 The sensitivity of a road (link) can be defined by the type of user groups who may use it. A sensitive 

area may, for example, be a village environment or where pedestrian or cyclist activity may be high, for 

example near a school. Broad definitions of different sensitivity levels (derived from GEART) that 

informed the assessment are discussed as part of the next section. 

7.47 The application of the GEART methodology has been supported by VISSIM micro-simulation modelling, 

the scope of which was agreed with TfL and LBH.  The VISSIM microsimulation model was developed to 

understand the impact of traffic movements associated with the development proposals on the local 

highway network, including traffic movements associated with the redevelopment of Homebase, Syon 

Lane on which the new Tesco store will be located.  The VISSIM model has allowed journey time 

comparison assessments to be undertaken to support the design of mitigation measures to reduce 

potential delay to bus journey times. The VISSIM Model Audit Process (VMAP) has been followed in liaison 

with TfL and LBH.  

7.48 The VISSIM model results are presented in full within the TA.  The assessment results are presented in 

the form of journey time assessments, both for general traffic and for bus services.  

Screening Process 

7.49 The following rules, taken from the GEART, have informed a screening process and thereby defined the 

extent and scope of the assessment: 

• Rule 1: Include highway links where traffic flows are predicted to increase by more than 30 % (or 

where the number of heavy goods vehicles (HGVs) is predicted to increase by more than 30 %); 

and 

• Rule 2: Include any other specifically sensitive areas where traffic flows (or HGV component) are 

predicted to increase by 10 % or more. 

7.50 Changes in traffic flow below the GEART Rules (thresholds) are, therefore, assumed to result in no 

discernible or significant environmental effects and have therefore not been assessed further as part of 

this assessment. 

7.51 For the purpose of this assessment, GEART Rule 2 is deemed to apply to high sensitivity links and Rule 

1 is deemed to apply to moderate and low sensitivity links. 

7.52 The GEART state that any increases in traffic flows of less than 10 % are generally accepted as having 

no discernible environmental impact as daily variance in traffic flows can be of equal magnitude. 

7.53 The 30 % threshold relates to the level at which humans may perceive change and there may therefore 

be an effect. Effects above this level therefore do not necessarily suggest that there is a significant 

impact, only that further consideration is required to assess the significance of the effect. 

7.54 The assessment has applied the GEART Rule 1 and Rule 2 to the following transport related effects 

(described in Table 7.2): 

• severance;  

• pedestrian and cyclist delay; 

• pedestrian amenity; 

• fear and intimidation; and  

• accidents and safety.  

7.55 Driver delay (and bus delay) has been considered in the context of the microsimulation (VISSIM) traffic 

model outputs, prepared to assess peak hour traffic impacts on the adjacent road network.    It should 

be noted that in consultation with TfL and LBH the assessment of driver delay within a VISSIM model 

has only been considered for the completed development stage.  An assessment of driver delay (and bus 

delay) has therefore been scoped out of the assessment of the demolition and construction stage.   

Therefore, the VISSIM model only considers Scenario 4 for the weekday AM (07:45-08:45) Weekday PM 

(17:00-18:00) and Saturday peak traffic periods.   

Assessment of Effects 

7.56 Having applied the screening exercise to focus the traffic study area to only those links that have the 

potential to experience a significant effect, the significance of any effect was established. The adopted 

methodology achieves this by examining the magnitude of impact on the sensitive receptors. 

7.57 With reference to the GEART guidelines, Table 7.2 sets out the environmental effects that are susceptible 

to changes in traffic flow and which are appropriate to gauge the impacts within the traffic study area.  

Table 7.2: Transport Related Effects  

Effect Description 

Severance Severance is the perceived division that can occur within a community when it 

becomes separated by a major traffic artery.  The term is used to describe a 

complex series of factors that separate people from places and other people.  

Severance may result from the difficulty of crossing heavily trafficked road or a 

physical barrier created by the road itself.  It can also relate to quite minor 

traffic flows if they impede pedestrian access to essential facilities.  Severance 

effects could equally be applied to residents, motorists, cyclists or pedestrians.  

The GEART suggests that changes in the total traffic flow of 30 %, 60 % and 90 

% are considered to be slight, moderate and substantial respectively. 

Driver Delay (Bus 

Service Delay) 

The GEART recommends the use of proprietary software packages to model 

junction delay and therefore estimate increased vehicle delays.  However, it is 

noted that vehicle delays are only likely to be significant when the surrounding 

highway network is at, or close to, capacity.  Delay on the highway network can 

impact the operation of public transport services and bus journey times have 

been considered within the VISSIM traffic models.   In this case the adjacent 

highway A4/Syon operates at or close to capacity at peak times of traffic 

demand and it is for this reason that TfL and the LBH have requested that the 

traffic impact of the proposed development is modelled using micro-simulation 

software. 

Pedestrian/Cyclist Delay Pedestrians and cyclists can experience delays and difficulties crossing roads 

related to changes in traffic, volume, composition and speed.   

The GEART advises that in general, increases in traffic will lead to increases in 

delay, but also notes that delays will also be dependent upon the level of 

pedestrian activity, visibility and Site conditions.  

The research was undertaken by the Transport and Roads Research Laboratory 
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Table 7.2: Transport Related Effects  

Effect Description 

in supplementary report 356 (TRRL 356)21 developed formulas for calculating 

the potential for increases in pedestrian delay related to the volume of traffic at 

different types of crossings.  

Pedestrian Amenity Pedestrian amenity is broadly defined as the relative pleasantness of a journey 

and is considered to be affected by traffic flow, traffic composition and pavement 

width and separation from traffic.  GEART suggests that a threshold of a 

doubling of total traffic flow or the HGV component may lead to a negative 

impact upon pedestrian amenity. 

Fear and Intimidation Pedestrians can experience fear and intimidation related to traffic, whereby the 

volume, speed, HGV composition and the proximity to people can increase the 

levels of fear and intimidation experienced.  Whilst GEART recognises that there 

is an absence of commonly agreed thresholds, it does suggest that average 

traffic flows over 18 hours of 600 – 1,200, 1,200 – 1,800 and 1,800 + could 

result in moderate, great and extreme impacts, although noting other factors 

such as the proximity to traffic, speed and pavement width need to be 

considered.  

Accidents and safety The salient GEART guidance on accidents and safety is as follows: 

“Where development is expected to produce a change in the character of traffic 

(e.g. HGV movements on rural roads), then data on existing accidents levels 

may not be sufficient.  Professional judgement will be needed to assess the 

implications of local circumstances or factors which may elevate or lessen the 

risk of accidents, e.g. junction conflicts.” 

In accordance with the guidance, an examination of the existing collisions within 

the traffic study area has been undertaken to identify any collision clusters with 

an emerging pattern of collision types.   

7.58 Whilst the GEART definitions refer specifically to ‘driver’ and ‘pedestrian’ movements, the criteria defined 

also indirectly refers to the proposed development’s environmental effects for car passengers, cyclists, 

motorcyclists and those travelling by bus. 

7.59 At the request of TfL development related impacts on public transport services has been considered 

within the microsimulation (VISSIM) traffic models prepared for the study area defined in Figure 7.1.  

These impacts are assessed based on journey times through the network with the assessment 

undertaken at times when the highway network is operating at its peak; this being: 

• Weekday AM Peak Hour (07:45-08:45); 

• Weekday PM Peak Hour (17:00-18:00); and 

• Saturday Peak Hour (13;00-14:00).  

7.60 Bus journey times through the study area have been considered in this assessment alongside driver 

delay.  

7.61 At the request of TfL, development related bus service demand has been considered within the TA with 

respect to development impacts on specific bus services.  TfL, who manage all local bus operations, have 

agreed to review the impact assessment in order to determine the impact on the ability of the services 

to accommodate demand.  TfL will propose mitigation, if required, in the form of s106 financial 

contributions towards service enhancements. This aspect of public transport operation is therefore not 

considered further in this chapter. 

 

 
21 Transport and Road Research Laboratory, 1977, Pedestrian Delay and Traffic Management Supplementary Report 356 

Demolition and Construction Stage 

7.62 Typically, the most effective estimates of construction traffic data are generated by the appointed 

contractor. These are often presented within a CEMP, a Method Statement and / or a CLP.  Such 

documents can contain estimates of workforce movements to/from the site, deliveries to the site, 

removal of material from the site and trips made by associated trades. 

7.63 However, as a contractor has not yet been appointed the assessment has considered the TRICS 

“Construction Traffic – Research Report” (February 2008)4 document, which provides guidance on the 

numbers (and types) of construction vehicles that could be expected in association with new build 

development.  

7.64 Based on the TRICS report, it is estimated that the proposed development would attract 132,300 one-

way construction vehicle trips over the duration of the construction period.  Of these, 71.56 % would 

take the form of a heavy goods vehicle (HGV). 

7.65 The traffic forecast presented herein assumes that demolition and construction work would be restricted 

to the following times: 

• Monday to Friday, 08:00 – 18:00; 

• Saturday, 08;00 – 13:00; and 

• No activity to take place on a Sunday, or Bank Holidays. 

7.66 Should planning consent be granted, it is envisaged that the earliest that demolition and construction 

would commence is in the second quarter of 2025, with work being completed in the third quarter of 

2035. The first year of full occupation, considered in the assessment effects would be 2035.  It is 

therefore anticipated that demolition and construction would take an estimated ten years. 

7.67 Construction traffic numbers have been divided between development blocks and proportioned based on 

the scale of each individual block development.  Constructed traffic numbers for each block was then 

related to the construction programme in order to establish when peak construction traffic movements 

would occur.  

7.68 Peak construction activity is anticipated to take place from April 2028 to September 2028, at which time 

Blocks A, B and H are under construction, the Tesco petrol station is being decommissioned and 

temporary residential car parking is being erected. At this time up to 97 vehicle arrivals are anticipated 

to arrive at the site over the course of the day. Of these, it is estimated that 71.6 % (69) would be HGVs. 

7.69 The assessment of demolition and construction traffic in the year of peak construction activity (2028) 

has been considered with respect to background traffic flows based on the data provided through TfL’s 

LoHAM model.  The model incorporates traffic growth that could be experienced as a result of the list of 

cumulative schemes in Chapter 2, and traffic that could be generated by other future development within 

the Opportunity Area.   

Completed Development Stage 

7.70 The impact of the operational development has been undertaken with reference to the methodology 

agreed with TfL and the LBH in pre-application consultation. 

7.71 The proposed development’s traffic generation has been assessed based on trip rate per car parking 

space.  The proposed development would provide up to 400 on-site car parking spaces and at the request 

of TfL a peak hour trip rate of 0.33 trips per car parking space has been applied.  It is noted that the trip 

rate applied is higher than experienced at other comparable residential-led development sites22.  

7.72 From peak hour data, development related traffic generation over the course of a day has been derived 

from a ‘typical’ daily profile of traffic.  A 10 % contingency has thereafter been added to the data set to 

ensure that development related impacts are within the bounds of this assessment.  

22 TRICS Database 
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7.73 As required by TfL, development related traffic has been distributed on the highway network with 

reference to LoHAM.  

7.74 The assessment of ‘operational’ traffic in the year of full occupation (2035) has been considered with 

respect to background traffic flows based on the data provided through TfL’s LoHAM model.  The model 

incorporates traffic growth that could be experienced as a result of the list of cumulative schemes in 

Chapter 2, and traffic that could be generated by other future development within the Opportunity Area. 

7.75 The LoHAM model provides traffic growth to the design year 2031.  TfL has agreed that no further 

additional growth should be applied to background traffic flows from 2031 to the design year 2035. 

Cumulative Stage 

7.76 The site is being developed in parallel with redevelopment proposals for the Homebase site, in order to 

facilitate the relocation of the Tesco store.  The implications of the two development on traffic movements 

locally would be as follows: 

• Traffic associated with the existing Homebase store would be removed from the local highway as a 

result of the store’s demolition; 

• Some petrol filling station (PFS) traffic movements would be removed from the local highway as a 

result of the demolition of the Tesco PFS; 

• Tesco traffic that currently routes to and from Syon Lane north of the A4 would be redistributed as 

a result of the two developments, with future Tesco traffic gravitating to Syon Lane south of the A4; 

• Traffic to the new Tesco store would reduce in comparison to existing, due to the constraint imposed 

by a reduction in car parking numbers at the new Tesco store (approximately 625 existing spaces 

down to 400); and  

• Residential traffic would be generated by the two developments that doesn’t currently exist locally. 

7.77 While the Homebase development does not have planning consent, this development is considered in 

Scenario 4 of this assessment, with the Homebase development considered to be a cumulative scheme.  

Assessment Criteria 
7.78 The criteria used to assess if an effect is significant or not, is set out in subsequent sub-sections. This is 

determined by consideration of the sensitivity of the receptor, magnitude of impact and scale of the 

effect. In considering the significance of an effect, consideration has been given to the duration of the 

effect, the geographical extent of the effect and the application of professional judgement.  

Receptor Sensitivity/Value Criteria 

7.79 The sensitivity of a road (link) can be defined by the type of user groups who may use it. A sensitive 

area may, for example, be a village environment or where pedestrian or cyclist activity may be high, for 

example near a school. Table 7.3 provides broad definitions of the different sensitivity levels (derived 

from GEART) that have informed the assignment of link sensitivity. 

7.80 The sensitivity of receptors has been classified as low, medium or high, in accordance with the criteria 

set out in Table 7.3. 

Table 7.3: Receptor Sensitivity Criteria 

Sensitivity Criteria 

High High concentrations of sensitive receptors (e.g. hospitals, schools, areas with high 

tourist footfall) and limited separation provided by the highway environment. Identified 

collision (accident) cluster sites. 

Medium A lower concentration of sensitive receptors (e.g. residential dwellings, pedestrian desire 

lines) and limited separation from traffic provided by the highway environment. 

Low Few sensitive receptors and/or highway environment can accommodate changes in 

volumes of traffic. 

7.81 In addition to the consideration of the sensitivity of highway links, areas with existing road safety issues 

and congested junctions have been assigned a high degree of sensitivity. 

Impact Magnitude Criteria 

7.82 A magnitude of the impact has been established by applying the GEART, which sets out considerations 

and, in some cases, thresholds in respect of changes in the volume and composition of traffic to facilitate 

a subjective judgement of traffic effect and significance. 

7.83 The magnitude of impact has been classified as negligible, low, medium or high, in accordance with the 

criteria set out in Table 7.4. 

Table 7.4: Magnitude of Impact Criteria 

Likely Effect Magnitude of Impact  

Negligible Low Medium High 

Severance Change in the total 

traffic flow of less 

than 30 % 

Change in total 

traffic flows of 

30-60 % 

Change in total 

traffic flows of 60-

90 % 

Changes in the 

total traffic flow of 

over 90 % 

Pedestrian amenity 

(including cyclists) 

Changes in traffic flow (or HGV 

component) less than 100% 

Greater than 100 % increase in traffic 

(or HGV component) and a review 

based upon the quantum of vehicles, 

vehicle speed and pedestrian/cycle 

demand 

 

Fear and intimidation** 

 

Average traffic flows over 18 hours of 

less than 600 vehicles/hour or 1,000 

HGVs over 18 hours 

Average traffic 

flows over 18 

hours between 600 

–1,200 

vehicle/hour or 

more than 1,000 – 

2,000 HGVs over 

18 hours  

Average traffic 

flows over 18 

hours of more 

than 1,200 

vehicles/hour or 

more than 2,000 

HGVs over 18 

hours 

Potential vehicle speeds and pedestrian provision are also a consideration 

Pedestrian/Cyclist delay A review of existing crossing facilities, pedestrian demand and calculated delays. 

Accidents and Safety Analysis of Personal Injury Collision records to identify clusters and/or trends. 

Driver Delay (inc. bus 

service delay) 

Vehicle delay and queues as forecast using junction modelling software (VISSIM).  

This assessment considers the magnitude of impact in relation to the potential 

increase in journey times resulting from the micro-simulation modelling, as 

detailed below.  The assessment recognises the sensitivity around delay to bus 

service operations, which TfL has identified as having a high priority. 

Journey time 

increase to general 

traffic of up to 60 

seconds 

Journey time 

increase to bus 

services in excess 

of 30 seconds 

Journey time 

increase to 

general traffic in 

excess of 60 

seconds 

Journey time 

increase to bus 

services in excess 

of 30 seconds 

Journey time 

increase to general 

traffic in excess of 

90 seconds 

Journey time 

increase to bus 

services in excess 

of 45 seconds 

Journey time 

increase to 

general traffic in 

excess of 120 

seconds 

Journey time 

increase to bus 

services in excess 

of 60 seconds 

Notes: ** Crompton 1981, uses the terminology moderate, great and extreme to describe the magnitude of 

impact. Impacts of less than moderate have been interpreted to be negligible to minor and impacts of 

moderate remain as moderate and great to extreme as substantial. 
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7.84 These thresholds are guidance only and provide a starting point for assessment. Additional evidence 

(e.g. detailed traffic analysis and site observations), and professional judgement, have informed analysis 

of the magnitude of the impact. 

Scale of Effect Criteria 

7.85 The scale of likely effects has been assessed on the basis of the value/sensitivity of receptors against the 

magnitude of impact to determine the scale of effect as presented in Table 7.5. 

Table 7.5: Scale of Effect Criteria 

Magnitude of 

Impact 

Sensitivity of Receptors 

High Medium Low 

High Major  Moderate to Major  Minor to Moderate  

Medium Moderate to Major Minor to Moderate  Minor  

Low Minor to Moderate  Minor  Negligible 

Negligible  Negligible to Minor Negligible Negligible 

7.86 The GEART state that any increases in traffic flows of less than 10 % are generally accepted as having 

no discernible environmental impact as daily variance in traffic flows can be of equal magnitude. 

7.87 The 30 % threshold relates to the level at which humans may perceive change and there may, therefore, 

be an effect. Effects above this level, therefore, do not necessarily suggest that there is a significant 

effect, only that further consideration is required to assess the significance. 

7.88 Based on professional judgement, moderate and major effects are considered ‘significant’ in EIA terms. 
Where ranges are identified, professional judgement has been applied. 

7.89 In determining the significance of reported effects, consideration has been given to the type of effect i.e. 

direct, indirect or secondary, the geographical extent of the effect and the duration of the effect i.e. 

temporary which is considered to be either short term (0 to 5 years) medium term (5 to 10 years), long 

term (more than 10 years). 

7.90 Duration of effect has been described as short, medium or long-term, in accordance with the criteria set 

out in Table 7.6.   

Table 7.6: Duration of Effects Criteria 

Duration Criteria 

Short 0-5 years: this includes periods of high-intensity demolition and construction 

activity 

Medium 5 - 10 years: these effects take place during demolition and construction activity 

Long 10 years or more: those that would remain to post completion and occupation of 

the proposed development (i.e. the completed development stage) 

Nature of Effect Criteria 

7.91 The nature of the effect has been described as either adverse, neutral or beneficial as follows: 

• Beneficial – An advantageous effect to a receptor; 

• Neutral – An effect that on balance, is neither beneficial nor adverse to a receptor; or 

• Adverse – A detrimental effect on a receptor. 

Assumptions and Limitations 
7.92 The EIA traffic data calculations have been based on development with 400 residential car parking spaces 

on-site. An additional 10 % contingency has also been applied to residential traffic generation numbers. 

7.93 At the request of TfL, residential traffic distribution has been informed by TfL’s LoHAM traffic model.  

 

7.94 This assessment has been prepared in advance of the appointment of a building contractor.  Assumptions 

have therefore been made in relation to vehicle routing and these are outlined in detail within the 

applications’ Outline CLP and ES Chapter 5.  It is assumed that all HGV movements would arrive via the 

A4-Great West Road. No HGV traffic would route to the site along minor roads. 

7.95 To ensure that numbers are not underestimated, it has been assumed that 75 % of HGV vehicle 

movements could arrive from the east and 75 % of vehicle movements could arrive for the west, meaning 

that the assessment includes traffic on the A4 equivalent to 150 % of total movements.   

7.96 The assessment assumes that cars and light goods vehicles (LGVs) would also be required to route to 

and from the site via the A4 Great West Road, however, the EIA traffic data does include an allowance 

of some of these vehicles to route to from the site via Syon Lane, both north and south of the A4.  The 

assumption is that 50 % of non-HGV traffic would route to/from the site via Syon Lane. 

7.97 All efforts have been made to ensure that the information used as a basis for the assessment is accurate 

and up-to-date. The team is not aware of any limitations of the underlying information or of any 

constraints that would materially affect the evaluations. 

7.98 This ES has been based on the best available information at the time of publication, including feedback 

from consultations. However, further information may become available during the later design phases 

that will be used to inform the project if relevant. 

7.99 The EIA has been undertaken during the outline design phase of the proposed development and therefore 

some of the technical aspects of the demolition, construction and operation have yet to be determined. 

7.100 Also, the EIA has taken a precautionary approach to adopt conservatism in the assumptions made and 

any scenarios assumed so that in general a reasonable ‘worst-case’ scenario was assessed. In that way, 

inherent uncertainties are accounted for and subsequent modifications to the project during the later 

design phases are less likely to fall outside of the assumed envelope of the assessment parameters. 

Baseline Conditions 
Existing Baseline 
Local Highway Context 

7.101 The site boundaries are defined to the: 

• north-west by MacFarlane Lane, beyond which is Goals Gillette Corner Sportfields (including Goals 

Gillette Corner Football Academy football pitches and Sky’s football area), the site of the proposed 

Bolder Academy and Wyke Green Golf Course; 

• north-east by the Sky Isleworth Campus comprising 11 large scale headquarter, studio and playout 

centre buildings;  

• east by Grant Way, beyond which are a small area of amenity space, the Sky Isleworth Campus and 

the West Cross Industrial Estate, including the Gillette Building;  

• south by Syon Lane (B454), beyond which are two storey semi-detached houses (nearest 

approximately 20 m south) and a two storey apartment block; and  

• west by MacFarlane Lane, beyond which are two storey semi-detached houses (nearest 

approximately 25 m west).  

Syon Lane 

7.102 Syon Lane is a local distributor road, which in the vicinity of the site has a north-west/ south-east 

alignment. Syon Lane is a single carriageway two-way road which extends between Osterley Park in the 

north and the A315 London Road at its southern extent.  
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7.103 In the vicinity of the site, a 20 miles per hour (mph) speed restriction operates on Syon Lane. The 

southern section of Syon Lane, from the railway station to Grant Way, Syon Lane operates under a 30 

mph speed limit.  

7.104 The site is currently afforded a single point of vehicular access from Syon Lane, in the form of a mini-

roundabout. 

7.105 In the vicinity of the site access, Syon Lane carriageway widens to around 11 m in width. A mini-

roundabout for traffic turning into the site from Syon Lane is provided, and there is an internal site 

roundabout allowing vehicles to enter the car park or PFS. North and southbound bus stops are provided 

in the vicinity of the access, adjacent to the PFS. 

7.106 The site access is located 250 m north of the Gillette Corner/A4 junction, with Syon Lane Station 550 m 

located south of the site.  

7.107 In the section of Syon Lane carriageway south of the A4, two traffic signal-controlled pedestrian crossings 

are provided. A direct crossing is provided directly to the north of Syon Lane Station, approximately 450 

m from the site and a staggered signalised pedestrian crossing is provided some 30 m north of the 

Homebase site access junction.  

7.108 Further crossings zebra crossing facilities are located north of the A4, adjacent to Grant Way, as well as 

adjacent to Gower Road 150 m to the north of the site. 

7.109 A Controlled Parking Zone (CPZ) is also enforced at the Wyke Estate, serving the residential area between 

the site and Nishkam School. The hours of operation are Monday to Friday, 09:30-17:30. 

Great West Road 

7.110 The A4 Great West Road is a two-way dual carriageway road, which lies on the TfL Red Route Road 

Network (TLRN). The A4 Great West Road connects with the M4 at Brentford on route to Central London 

to the east and with Heathrow Airport to the west.  

7.111 There are wide, level footways provided on Great West Road. Both flanks of the A4 are provided with 

adequate street lighting. There is also a segregated cycleway which connects the site to Osterley station, 

situated approximately 1.8 km to the west of the site. The cycleway terminates at the junction of Syon 

Lane/Great West Road. 

7.112 The closest crossing facilities are on the Gillette corner, where an underpass is provided to allow 

pedestrians safe crossing from south to north. Furthermore, pelican crossings are provided at the junction 

on both eastern and western flanks of Syon Lane. These crossings are equipped with tactile paving and 

dropped kerbs. 

7.113 A staggered toucan crossing is provided at the western arm of the junction which facilitates north-south 

crossing of the A4 for pedestrians and cyclists. 

7.114  At the junction of the Great West Road (A4) and Harlequin Avenue, a traffic signal junction is provided 

that incorporates a staggered traffic signal controlled Toucan crossing across the A4. This junction also 

incorporates a signalised pedestrian crossing for east-west movements at the northern side of the 

junction, across Harlequin Avenue. 

7.115 A pedestrian footbridge is provided approximately 400m to the east of the site, providing a pedestrian 

crossing over the A4.  Transport Avenue, the location at which Golden Mile station is proposed, is a 

further 150 m to the east.  

7.116 Segregated cycle lanes are provided in areas of kerbed pavement flanking the A4 carriageway at 

stretches to the east and west of Gillette Corner. 

7.117 A 40 mph speed limit operates at the A4, within the study area. 

 

Grant Way 

7.118 Grant Way is a two-way single carriageway road which junctions with Syon Lane on the eastern side. 

Grant Way is adjacent to the site, bordering the site’s eastern flank, and can be accessed via a mini-

roundabout and operates under a 20 mph speed limit. 

7.119 The site can currently be accessed by pedestrians via the frontage on Grant Way, with a designated 

entrance 50 m north of the junction with Syon Lane. Grant Way is also the main access point for the Sky 

Campus, which sits on the adjoining land, north of the site. 

7.120 Both flanks of Grant Way are marked with double yellow lines, with no loading permitted at any time. 

Bus stops, which are served by Sky’s dedicated bus service, sit along the eastern edge of road. 

7.121 The footways are wide and level along Grant Way, both sides of the carriageway are provided with street 

lighting. A footway can be accessed adjacent to the entrance to the Sky Campus, which allows 

pedestrians to cross over to Macfarlane Lane to the north west. 

7.122 A 40 mph (miles per hour) speed limit operates at the A4 in the vicinity of the site. 

Macfarlane Lane 

7.123 Macfarlane Lane is a two-way, single carriageway road which junctions with Syon Lane on its eastern 

side. It operates under a 10 mph speed limit and is approximately 4.5 m in width. There is a narrow 

footway lining both flanks of the road. 

7.124 Macfarlane Lane currently serves as the main access for Gillette Soccer Centres, as well as an additional 

access point for the Sky Campus. The proposed Bolder Academy will occupy the plot of land to the north 

of Gillette Soccer Centres. 

7.125 A footway, which connects Macfarlane Lane and Grant Way, can be found on the northern border 

adjoining the site and the Sky Campus. 

Northumberland Avenue 

7.126 Northumberland Avenue is a two-way single carriageway which adjoins with Syon Lane approximately 

20 m to the south of the A4 junction. This section of highway operates under a 20 mph zone and provides 

an alternative connection from Syon Lane to Wood Lane in the west. 

7.127 There are wide, level footways provided on Northumberland Avenue. Both flanks are also provided with 

adequate street lighting.  

7.128 There is resident permit holder parking Monday - Friday 9am-6pm. This is part of the CPZ zone SLS. 

London Road (A315) 

7.129 The A315 London Road is an arterial road that operates to an approximate east-west alignment 

approximately 900 m south of the site. To the east, it connects to the A205 at Kew Bridge and provides 

connectivity with the M4 and A406 North Circular Road at Chiswick Roundabout. To the east, the A315 

extends approximately 14 km to Staines-upon-Thames and facilitates connectivity to the A30 and A308. 

Twickenham Road (A310) 

7.130 The A310 operates at a broadly north-south orientation to the south of the site. At its northern extent, 

the A310 forms a signalised intersection with Spur Road and London Road (A315), approximately 500 m 

south of the site. 

7.131 The A310 extends southbound through Twickenham and broadly follows the alignment of the River 

Thames providing connectivity to the A316 Chertsey Road, A305 Heath Road and A313 at Teddington. 

At its southern extent, the A310 intersects the A308 in the proximity of Kingston Bridge and Kingston 

Town Centre. 
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Existing Public Transport Network 

7.132 The site is well-positioned to be accessed by public transport, due to its proximity to Syon Lane Station, 

Osterley Station and a number of bus services. 

Existing Bus Connectivity 

7.133 There are a number of bus stops close to the site, with two located in the immediate adjacencies of the 

site on Great West Road and Syon Lane.  

7.134 The key stops and their destinations are presented in Table 7.7. 

Table 7.7: Key Local Bus Services (per hour – ph) 

Service Route Direction 

(Towards) 

First 

Bus 

Last 

Bus 

AM PM Sat Sun 

H91 

(Great 

West 

Road) 

Hounslow West Station – 

Osterley Station – Wood 

Lane – Gillette Corner – 

West Cross Centre – 

Boston Manor Road – 

Gunnersbury Station – 

Hammersmith Bus Station 

Hounslow 

West Station 

05.10 23.50 6ph 6ph 5ph 4ph 

Hammersmith 

Bus Station 

05.00 23:40 6ph 6ph 5ph 4ph 

H28 

(Syon 

Lane) 

Bulls Bridge Tesco – 

Beaufort Gardens – Bath 

Road – Hounslow High 

Street – Hounslow East 

Station – Thornbury 

Avenue/Great West Road – 

West Middlesex Hospital – 

Syon Lane Station – Tesco 

Osterley  

Bulls Bridge 

Tesco 

05:50 23:30 3ph 3ph 3ph 2ph 

Tesco Osterley 05:50 23:30 3ph 3ph 3ph 2ph 

235  

(London 

Road) 

Three Fishes – Sunbury 

Station – Feltham Tesco – 

Hounslow High Street – 

Thornbury Road – 

Isleworth Station – Wood 

Lane – Syon Lane -

Brentford County Court – 

Great West Quarter 

Three Fishes 05.05 00.00 7ph 7ph 6ph 5ph 

Great West 

Quarter 

05:05 00:05 7ph 7ph 6ph 5ph 

237 

(London 

Road) 

Frampton Road – 

Hounslow High Street – 

Isleworth Station – Syon 

Lane – Brentford County 

Court – Kew Bridge Station 

– Shepherd’s Bush Green 

– White City Bus Station 

Frampton 

Road 

04.55 00.25 7ph 7ph 7ph 5ph 

White City Bus 

Station 

05.05 23:55 7ph 7ph 7ph 5ph 

267 

(London 

Road) 

Hammersmith Bus Station 

– Gunnersbury Station – 

Kew Bridge Station – 

Brentford County Court – 

Syon Lane – West 

Middlesex Hospital – 

Fullwell Bus Station 

Hammersmith 

Bus Station 

05:01 23:41 5ph 5ph 5ph 4ph 

Fullwell Bus 

Station 

05:49 00:31 5ph 5ph 5ph 4ph 

 
23 Highways and Transportation guidance, 2000. Providing for Journeys on Foot. 

Table 7.7: Key Local Bus Services (per hour – ph) 

Service Route Direction 

(Towards) 

First 

Bus 

Last 

Bus 

AM PM Sat Sun 

E8 

(London 

Road) 

The Bell – Isleworth 

Station – Syon Lane – 

Brentford Station – Boston 

Manor Station – Ealing 

Broadway Station 

The Bell  04:00 00:50 7ph 7ph 7ph 7ph 

Ealing 

Broadway 

Station 

04:50 01:15 7ph 7ph 7ph 6ph 

N9 

(London 

Road) 

Heathrow T5 – Hounslow 

West Station – Wood Lane 

– Syon Lane – Brentford 

County Court – 

Gunnersbury Station – 

Hammersmith Station – 

High Street Kensington – 

Hyde Park Corner – 

Charing Cross Station – 

Aldwych 

Heathrow T5 23:55 04:55 3ph 3ph 3ph 3ph 

Aldwych 23:30 05:20 3ph 3ph 3ph 3ph 

7.135 There are seven bus services within walking distance of the site. The H28 buses run adjacent to the site, 

along Syon Lane. The H91 can be accessed from the A4 Great West Road at bus stops K/C, while the 

235, 237, 267, E8 and N9 buses can be accessed from London Road, at bus stops X/W. All routes provide 

at least three services per hour, while the most frequent services, the 235, 237 and E8 provide seven 

services per hour. 

Existing Rail Connectivity 

7.136 Syon Lane Station, located approximately 550 m from the site, provides National Rail services direct to 

London Waterloo, via Brentford, Putney, Clapham Junction and Vauxhall.  To the west, the service 

connects with Windsor and Eton. 

7.137 Syon Lane Station is on the Brentford loop of the South Western Railway network. At Syon Lane Station, 

there is a frequent service connecting the site with Central London. There are approximately seven trains 

per hour to London Waterloo and Mortlake, respectively. There are three trains per hour to Weybridge. 

7.138 Clapham Junction is a major railway station on the South Western Railway network and is accessible via 

a train journey of approximately 20 minutes from Syon Lane. Clapham Junction is served by London 

Overground, Southern and Gatwick Express services. 

7.139 With consideration of the Institution of Highways and Transportation guidance ‘Providing for Journeys on 

Foot’ 200023 referenced above which recommends a preferred maximum walking distance of 2 km for 

commuting journeys, it is further noted that Osterley Station is located within 1.8 km of the site and 

provides access to the London Underground network via Piccadilly line services. At Osterley Station, the 

Piccadilly line has a peak frequency of 12 trains per hour in each direction, with trains timetabled 

approximately every 5 minutes. 

7.140 A summary of services from Syon Lane Station is presented in Table 7.8. 
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Table 7.8: Syon Lane Station Rail Services – Existing Destinations and Frequencies 

Destination 
Weekday 
AM Peak 

(Per Hour) 

Weekday 
PM Peak 

(Per 
Hour) 

Saturday 

(Per 
Hour) 

Sunday 

(Per 
Hour) 

Journey 
Time 

(Minutes) 

London Waterloo* 2 2 6 2 35-52** 

Feltham 2 2 2 1 11 

Windsor & Eton Riverside 2 2 2*** 1 33 

* trains also stop at both Clapham Junction and Vauxhall stations 

**as Syon Lane is on the Hounslow loop when it travels anti-clockwise it takes 52 minutes to London 

Waterloo Rail Station 

***No Direct service change at Feltham 

Public Transport Infrastructure Improvements 

7.141 A number of proposed rail improvements are planned in the local area.  These would support the 

development of the wider ‘Great West Road Opportunity Area’, an area designated for higher density 

development. These proposals are defined in Mayor’s Transport Strategy (2018) and the Borough’s Local 

Implementation Plan (2019) and the Great West Corridor Strategic Transport Study, Full Report (May 

2019)24. 

7.142 The proposals include: 

• The West London Orbital - A new London Overground service that would run from Hounslow and 

Kew Bridge, towards Hendon and West Hampstead in the north.   This service would route via Syon 

Lane Station; 

• Southall Rail Link – A passenger train service, operating on an existing freight line, linking 

Brentford with the planned Crossrail station at Southall.  A new station would be created at Transport 

Avenue, Brentford, close to the existing Sky campus, and this route could in due course be connected 

to Brentford station; and 

• Piccadilly Line Signalling improvements and new stock - will allow faster trains, increasing 

capacity and frequency, and is expected to be delivered by 2023. Within the study area, these works 

would benefit Osterley Station. 

7.143 In addition to the above, improved connectivity to the site by bus is proposed, with TfL proposing to 

extend service E1 from its current terminus in Ealing to the site.  It is understood that TfL will formally 

consult on the route extension in the Summer 2020 and the Applicant has been requested to design a 

new bus terminus for this service as part of the proposed development.  

Public Transport Accessibility Level 
Existing Public Transport Accessibility 

7.144 Public Transport Accessibility Levels (PTALs) are the GLA’s adopted methodology for the measurement 

of accessibility to a specific location, by public transport. 

7.145 The methodology takes account of the walk time from a specific location to the point of access to public 

transport services. The methodology also accounts for the frequency of public transport services, to 

identify an average wait time for each accessible service.  

7.146 The calculation allows bus services within a 640 m walking distance of the ‘point of interest’ to be included 

within the calculation.  Mainline rail and underground services located within 960 m of the ‘point of 

interest’ can be included within the calculation. 

7.147 The methodology calculates an Accessibility Index (AI) and the value equates to a PTAL rating, as 

 
24 Great West Corridor Strategic Transport Study Full Report (May 2019) 

summarised below: 

• PTAL Rating 1 (AI range 0 to 5) - Very poor; 

• PTAL Rating 2 (AI range 5.01 to 10) - Poor; 

• PTAL Rating 3 (AI range 10.01 to 15) - Moderate; 

• PTAL Rating 4 (AI range 15.01 to 20) - Good; 

• PTAL Rating 5 (AI range 20.01 to 25) - Very Good; and 

• PTAL Rating 6 (AI range 25+) - Excellent. 

7.148 Based on the TfL on-line PTAL calculator, the site as a PTAL rating of 2, which equates to ‘Poor’ public 

transport accessibility. However, to the south of Great West Road, the PTAL scores improve. 

Approximately 400 m to the south, the area surrounding Syon Lane Station is scored at PTAL 3, while 1 

km to the south, London Road has pockets of PTAL 4. 

Future Public Transport Accessibility 

7.149 The anticipated future PTAL levels are summarised in the Great West Corridor Strategic Transport Study, 

Full Report (May 2019) – this is a joint LBH and TfL document.  In discussing both bus and rail public 

transport capacity improvement options, the report says that “both packages are effective in reducing 

bus and rail crowding levels and in improving public transport connectivity and accessibility levels (PTAL) 

in the GWC area. The level of increase in PTAL achieved with each package is very similar in the central 

and western sectors - levels increase from 2 to 3 in the 2015 base year to 3 to 4 with both intervention 

packages.”  Looking at the analysis in detail, the report suggests changes to PTAL levels in the area, 

based on bus and rail improvement packages. The changes are shown in Figure 7.3. 

 

Figure 7.3: Great West Corridor Strategic Transport Study (May 2019) – Changes to PTAL 



St Edward Homes Limited 
Osterley Tesco 

Volume 1: Environmental Statement Main Report 
Chapter 7: Transport and Accessibility 

 

1620006465  Issue: Final          7-13 RAMBOLL 

 

7.150 Figure 7.3 infers a future PTAL level of 3 for the site. However, bus improvements are to be implemented 

(E1 and H28) and the rail service improvement also has potential to come forward. The combined bus 

and rail improvements could further increase PTAL rates for the site above those referred to above. The 

introduction of the rail service to Southall (from Transport Avenue) will be particularly important in 

creating an increased PTAL rating for the site. 

Walking Connectivity 

7.151 The Institution of Highways and Transportation guidance ‘Providing for Journeys on Foot’ 200025 provides 

guidance of widely considered acceptable walk distances in relation to local amenities and key services. 

The recommended average length of a walking journey is 1 km. It further recommends a preferred 

maximum walking distance of 2 km for commuting journeys and 1.2 km for other journey destinations. 

7.152 The National Travel Survey (NTS) (2018)26 guidance states that walking is particularly significant in urban 

areas due to close proximity to basic amenities. Walking statistics in London support this, as around 33 

% of all journeys are made on foot. This is largely due to high population density and low car-use in 

London, relative to the rest of the UK.  

7.153 Syon Lane railway station is considered to be a key destination for pedestrians. The route to Syon Lane 

railway station is along Syon Lane, where an approximately 2 m wide street lit footway is located on both 

sides of the carriageway. Large sections of the footway on Syon Lane are separated from the carriageway 

by a grass verge, providing an improved environment for pedestrians.  

7.154 The route to Syon Lane Station from the site requires pedestrians to cross the A4 (Great West Road) at 

its junction with Syon Lane. A signal controlled crossing is present at the Syon Lane/A4 junction (western 

side), in addition to a subway link (eastern side) which enables pedestrians to cross beneath the 

carriageway without having to wait for traffic. 

7.155 A summary of existing local services and facilities is provided within Table 7.9. 

Table 7.9: Summary of Existing Walk Distances to Local Facilities 

Facilities Location Approximate Walking Distance 

Syon Lane Station Syon Lane 550 m 

Osterley Station Great West Road 2,000 m 

Marlborough School  Syon Lane 1,100 m 

Syon Park  London Road 1,100 m 

Nishkam School  Syon Lane 500 m 

West Middlesex Hospital Twickenham Road 1,550 m 

Sky Campus Syon Lane 200 m 

Brentford Town Centre High Street 2,000 m 

Cycling Accessibility 

Existing Cycling Accessibility 

7.156 Observations are that there are many current and proposed opportunities for cyclists within the study 

area. A distance of 3.1 miles (5.0 km) is considered a distance that many people consider suitable for a 

cycle trip to substitute for a car trip. There are many current and proposed opportunities for cyclists 

within the study area.  

7.157 Syon Lane operates under a 20 mph speed restriction between Grant Way and Windmill Lane/Jersey 

Road to the north. The southern section of Syon Lane, from the railway station to Grant Way, operates 

under a 30 mph speed limit. There is currently no dedicated cyclist infrastructure on this route; however, 

 
25 Highways and Transportation guidance, 2000. Providing for Journeys on Foot. 

there are dedicated segregated cycle lanes on the A4, enabling links between the site and Osterley to 

the west, and Boston Manor Park and Chiswick to the east. 

7.158 Improved cycle infrastructure is proposed on Syon Lane along the site frontage, associated with the 

development of the Bolder Academy (application reference P/2017/1417). The Academy will support the 

provision of a 3m wide shared footway/cycleway on the site frontage.  Additional infrastructure to support 

cycling would be provided between the site and the A4 Great West Road. This would improve 

pedestrian/cyclist connectivity between the site and the Homebase development where the replacement 

Tesco store would be located.  

7.159 Brentford neighbourhood centre is considered to be a key destination for cyclists and the main route 

along London Road has cycle lanes and cycle/bus lanes present, separating cyclists from traffic.  

Future Cycling Accessibility 

7.160 Construction of Cycle Superhighway 9 started in 2019 on London Road with the route expected to be 

completed by 2021. This will provide a 7 km section of cycleway between Kensington Olympia and 

Brentford. The new cycle superhighway would support journeys by cycle from the site towards Central 

London.  

7.161 Furthermore, a cycle track from Syon Lane to Boston Manor Road Cycle track is proposed. The changes 

are intended to improve safety for all road users and make cycling a safer, and more appealing, travel 

option for employees and local residents of the study area. 

Baseline Traffic Data (2019) 

7.162 As discussed earlier in this Chapter, 24-hour traffic flows and speed data for the study area was captured 

from Automatic Traffic Counters (ATCs) sites between Wednesday 3 July to Tuesday 9 July 2019, 

inclusive. These surveys were supplemented by turning count traffic surveys at key junction throughout 

the study area.  The surveyed traffic flow data is summarised in Table 7.10. 

Table 7.10: Baseline Traffic Data – 2019 Surveyed Traffic Flows  

Receptor Location 
24hr AADT* 

12hr AAWT**               

(07:00 – 19:00) 

All 

Vehicles 

HGVs**

* 

% 

HGVs 

All 

Vehicles 

HGVs**

* 

% 

HGVs 

1 
A310 Twickenham Road (south of 

A315, London Road) 
21,528 1,610 7.48% 15,800 1,328 8.40% 

2 
A315, London Road (west of Syon 

Lane/ Twickenham Road junction) 
10,460 1,294 12.37% 8,232 1,029 

12.50

% 

3 
A315, London Road (east of Syon 

Lane/ Twickenham Road junction) 
14,062 1,753 12.47% 10,948 1,334 

12.18

% 

4 
Syon Lane - North of A315, 

London Road 
18,563 819 4.41% 13,536 734 5.42% 

5 
Syon Lane - South-east of 

Homebase Site Access 
21,941 1,537 7.01% 15,641 1,086 6.95% 

6 A4 - East of Syon Lane 51,862 2,329 4.49% 41,387 1,868 4.51% 

7 A4 - West of Syon Lane 41,760 1,921 4.60% 33,293 1,541 4.63% 

8 Syon Lane, North of A4 25,138 817 3.25% 19,297 630 3.27% 

9 
Syon Lane - South-east of Tesco 

Access (between Grant Way and 
19,989 1,122 5.61% 15,100 807 5.34% 

26 The National Travel Survey (NTS) (2018) 
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Table 7.10: Baseline Traffic Data – 2019 Surveyed Traffic Flows  

Receptor Location 
24hr AADT* 

12hr AAWT**               

(07:00 – 19:00) 

All 

Vehicles 

HGVs**

* 

% 

HGVs 

All 

Vehicles 

HGVs**

* 

% 

HGVs 

Tesco) 

10 
Syon Lane, North of Tesco Site 

Access 
18,856 479 2.54% 14,490 369 2.55% 

11 Northumberland Avenue 3,672 54 1.47% 2,823 43 1.53% 

* AADT – Annual Average Daily Traffic flows, i.e. average traffic flows over a week 

**AAWT – Annual Average Weekday Traffic flows, i.e. average traffic flows between Monday and Friday 

***Includes buses 

Note: Figures adjusted to represent a neutral month 

7.163 The traffic surveys were undertaken in June and July 2019, but predominantly in the month of July. To 

this end, the figures presented in Table 7.10 incorporate seasonality adjustments to represent a ‘neutral 

month’. 

Baseline Road Safety 

7.164 To understand whether the proposed development’s traffic generation would have a significant road 

safety effect, it is necessary to establish a baseline and identify any inherent road safety issues within 

the traffic study area. This review utilises historic PIC data obtained from TfL for the most recently 

available five-year period up to 31 December 2018.  

7.165 Over the five-year study period, across the traffic study area, 286 PICs were recorded, of which 28 were 

recorded as resulting in a ‘serious’ injury, with two recorded fatalities.  All remaining PICs resulted in 

‘slight’ injury. 

7.166 Table 7.11 summarises the recorded PIC by route and at key junctions. The table enables ‘cluster’ 

locations to be established, with a cluster defined as being five or more PICs occurring within 20 m of 

one another, or at a junction. 

Table 7.11: Baseline Personal Injury Collision Data 

No. Receptor Location 
Accident Severity 

Total 
Slight Serious Fatal 

1 
A310 Twickenham Road (south of A315, London 

Road) 
7 0 0 7 

2 
A315, London Road (west of Syon Lane/ 

Twickenham Road junction) 
9 0 0 9 

3 
A315, London Road (east of Syon Lane/ 

Twickenham Road junction) 
14 0 0 14 

4 Syon Lane - North of A315, London Road 32 6 0 38 

5 Syon Lane - South-east of Homebase Site Access 15 3 0 18 

6 A4 - East of Syon Lane 13 4 0 17 

7 A4 - West of Syon Lane 23 1 2 26 

8 Syon Lane, North of A4 10 0 0 10 

9 Syon Lane - South-east of Tesco Access (between 11 0 0 11 

Table 7.11: Baseline Personal Injury Collision Data 

No. Receptor Location 
Accident Severity 

Total 
Slight Serious Fatal 

Grant Way and Tesco) 

10 Syon Lane, North of Tesco Site Access 12 0 0 12 

11 Northumberland Avenue 7 2 0 9 

Total 153 16 2 171 

7.167 Table 7.11 concludes that PIC clusters occur on all links. It is noted that the PIC data has been aggregated 

in respect of intersections and as such, for robustness, several data items are included within the 

summary of more than one link. 

7.168 For the purpose of the EIA these clusters are considered to be of high sensitivity. Of the PICs recorded 

as those of ‘serious’ severity, it is noted that the highest rates are observed at Syon Lane south of the 

existing Homebase site entrance (six accidents in five years). A similar rate, of just over one ‘serious’ 

accident a year, is observed at the A4, west of its junction with Syon Lane, where the only two fatal 

incidents over the five year study period have also been observed. 

Future Baseline 
7.169 TfL have requested that a future baseline traffic flows are calculated with reference to traffic growth 

generated figures from TfL’s LoHAM model. 

7.170 To assess traffic growth from 2019 to 2035, and to the interim year of assessment 2028 LoHAM model 

data has been reviewed and traffic growth figures extrapolated to identify traffic growth, year on year, 

from 2012 to 2031.  2031 is the year to which LoHAM is based and TfL have confirmed that they do not 

expect any additional background traffic growth to be applied to traffic flows from 2031 to 2035.   

7.171 The LoHAM data provides different traffic growth rates for cars, taxis, LGV and HGV. What is evident 

from the data is that overall, at the A4/Syon Lane (Gillette Corner) junction, the LoHAM traffic model 

predicts an overall increase in traffic flow from 2019 to 2031.   

7.172 Future baseline traffic flows within this assessment make reference to LoHAM traffic growth statistics.  

An average AM Peak/ PM Peak traffic growth rate has been generated from the LoHAM data for each 

assessment year under consideration and this has been applied to both weekday and weekend traffic 

flows.  The adopted growth rates are as detailed in Table 7.12. 

Table 7.12: Future Baseline LoHAM Traffic Growth Rates 

Highway Link 
Future Baseline Year 

2019 to 2028 2019 to 2031 (2035) 

A4 (West) 1.034 1.049 

Syon Lane North 1.091 1.128 

A4 East 1.008 1.014 

Syon Lane South 1.020 1.037 

7.173 Table 7.13 presents the scenario 2 future baseline traffic flows for the anticipated peak year of 

construction traffic activity, 2028 (demolition and construction stage).   Thereafter, Table 7.14 presents 

scenario 2 future baseline traffic flows for the first year of full occupation, 2035 (completed development 

stage). 
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Table 7.13: Baseline Traffic Data – 2028 Future Baseline (Scenario 2) 

No. Receptor Location 

24hr AADT* 
12hr AAWT**                         

(07:00 – 19:00) 

All     

Vehicles 
HGVs*** 

% 

HGVs 

All 

Vehicles 
HGVs*** 

% 

HGVs 

1 

A310 Twickenham Road 

(south of A315, London 

Road) 

22,109 1,643 7.43% 16,328 1,354 8.29% 

2 

A315, London Road (west of 

Syon Lane/ Twickenham 

Road junction) 

10,820 1,320 12.20% 8,608 1,049 12.19% 

3 

A315, London Road (east of 

Syon Lane/ Twickenham 

Road junction) 

14,555 1,788 12.28% 11,379 1,360 11.96% 

4 
Syon Lane - North of A315, 

London Road 
19,448 836 4.30% 14,442 748 5.18% 

5 
Syon Lane - South-east of 

Homebase Site Access 
22,895 1556 6.80% 16,589 1,108 6.68% 

6 A4 - East of Syon Lane 52,378 2348 4.48% 41,859 1,883 4.50% 

7 A4 - West of Syon Lane 43,224 1986 4.60% 34,487 15,93 4.62% 

8 Syon Lane, North of A4 28,025 891 3.18% 21,891 688 3.14% 

9 

Syon Lane - South-east of 

Tesco Access (between 

Grant Way and Tesco) 

22,406 1224 5.46% 17,312 880 5.08% 

10 
Syon Lane, North of Tesco 

Site Access 
21,171 523 2.47% 16,647 403 2.42% 

11 Northumberland Avenue 3,672 54 1.47% 2,823 43 1.53% 

* AADT – Annual Average Daily Traffic flows, i.e. average traffic flows over a week 

**AAWT – Annual Average Weekday Traffic flows, i.e. average traffic flows between Monday and Friday 

***Includes buses 

Note: Figures adjusted to represent a neutral month 

 

Table 7.14: Baseline Traffic Data – 2035 Future Baseline (Scenario 2) 

No. Receptor Location 
24hr AADT* 

12hr AAWT**                        

(07:00 – 19:00) 

All 

Vehicles 
HGVs*** 

% 

HGVs 

All 

Vehicles 
HGVs*** 

% 

HGVs 

1 

A310 Twickenham Road 

(south of A315, London 

Road) 

22,401 1,670 7.45% 16,492 1,377 8.35% 

2 

A315, London Road (west 

of Syon Lane/ Twickenham 

Road junction) 

10,924 1,342 12.29% 8,644 1,067 12.34% 

3 
A315, London Road (east of  

Syon Lane/ Twickenham 
14,690 1,818 12.37% 11,461 1,383 12.07% 

Table 7.14: Baseline Traffic Data – 2035 Future Baseline (Scenario 2) 

No. Receptor Location 
24hr AADT* 

12hr AAWT**                        

(07:00 – 19:00) 

All 

Vehicles 
HGVs*** 

% 

HGVs 

All 

Vehicles 
HGVs*** 

% 

HGVs 

Road junction) 

4 
Syon Lane - North of A315, 

London Road 
19,510 850 4.36% 14,359 761 5.30% 

5 
Syon Lane - South-east of 

Homebase Site Access 
23,014 1,594 6.93% 16,541 1,127 6.81% 

6 A4 - East of Syon Lane 52,654 2,362 4.49% 42,058 1,894 4.50% 

7 A4 - West of Syon Lane 43,830 2,015 4.60% 34,957 1,616 4.62% 

8 Syon Lane, North of A4 28,675 922 3.21% 22,213 711 3.20% 

9 

Syon Lane - South-east of 

Tesco Access (between 

Grant Way and Tesco) 

22,866 1,265 5.53% 17,479 910 5.21% 

10 
Syon Lane, North of Tesco 

Site Access 
21,588 541 2.50% 16,791 417 2.48% 

11 Northumberland Avenue 3,672 54 1.47% 2,823 43 1.53% 

* AADT – Annual Average Daily Traffic flows, i.e. average traffic flows over a week 

**AAWT – Annual Average Weekday Traffic flows, i.e. average traffic flows between Monday and Friday 

***Includes buses 

Note: Figures adjusted to represent a neutral month 

Sensitive Receptors 
7.174 A desktop exercise informed by site visits was undertaken to allocate sensitivity to the sensitive receptors 

in the study area. 

7.175 The receptors identified as sensitive to the proposed development and which have been ‘scoped-in’ to 

the assessment are summarised in Table 7.15. 

Table 7.15: Determination of Link Sensitivity 

No. Receptor Link Link Sensitivity Rationale for Link Sensitivity 

1 A310 Twickenham Road 

(south of A315, London 

Road) 

Medium The link serves predominantly activity residential 

frontages; however, the road is directly fronted 

by The Green School for Boys. 

2 A315, London Road (West of 

Syon Lane/ Twickenham 

Road junction) 

Medium The link is provided with footways and crossing 

points and contains some local retail frontages. 

Cycle lanes provided as part of a route signed or 

marked for use by cyclists on a mixture of quiet 

or busier road. The link also accommodates 

pedestrian connectivity to The Green School for 

Girls via Quakers Lane. 

3 A315, London Road (East of 

Syon Lane/ Twickenham 

Road junction) 

Medium The link is provided with footways and crossing 

points and serves residential and commercial 

frontages. 
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Table 7.15: Determination of Link Sensitivity 

No. Receptor Link Link Sensitivity Rationale for Link Sensitivity 

4 Syon Lane - North of A315, 

London Road 

Medium A limited number of active frontages. Footways 

provided at both sides of the carriageway. 

Signalised pedestrian crossing facilities provided 

in the northern section of the link. 

5 Syon Lane - South-east of 

Homebase Site Access 

Medium A limited number of active frontages. Pedestrian 

footway provided at one side of the carriageway 

in parts. Can experience high peaks in pedestrian 

footfall resulting from train activity at Syon Lane 

Rail Station. 

6 A4 - East of Syon Lane Low Link forms part of an arterial route. Relatively 

frequent formal pedestrian crossing provisions 

with footways either side of the carriageway. 

7 A4 - West of Syon Lane Low Link forms part of an arterial route. Relatively less 

frequent formal pedestrian crossing provisions 

with footways either side of the carriageway. 

8 Syon Lane - North of A4 Medium A red route - the link is provided with footways 

and crossing points and serves retail and 

commercial uses as well as some residential 

properties.  

9 Syon Lane - South-east of 

Tesco Access (between 

Grant Way and Tesco) 

Medium A red route - the link is provided with footways 

and crossing points and does not serve many 

active frontages.  

10 Syon Lane - North of Tesco 

Site Access 

Medium A red route – the link is provided with pedestrian 

footways at both sides of the carriageway and 

serves a relatively low density of residential 

frontages. The Nishkam School West London 

takes access from this link. 

11 Northumberland Avenue High The link provides access to a network of 

residential streets and incorporates pedestrian 

footways at both sides of the carriageway. 

Assessment of Effects 
7.176 The assessment has been based on the scenario where the Homebase development is granted planning 

permission concurrently with the proposed development and that controls are then imposed through the 

grant of planning permission that the existing on-site Tesco store would be relocated to the Homebase 

site and that the existing on-site Tesco store is only demolished once the new store becomes operational.  

Therefore, at any point in time there will only ever be one Tesco store in operation between the two 

sites.  As the Applicant for both sites is St. Edward, this is considered to be the most likely scenario.  

7.177 An alternative theoretical scenario whereby Tesco, Osterley is redeveloped and the Homebase site is 

retained as existing, is considered in Appendix 7.2 to this chapter. 

7.178 The assessment compares scenario 2 with scenario 4 and in doing so compares scenarios with the largest 

differential in traffic flow for the design years 2028 and 2035.  

7.179 The proposals for the Homebase development would be for the demolition and erection of buildings to 

provide up to 480 residential units (Use Class C3), a replacement Tesco foodstore (Use Class A1) of 

10,679 m2 (GIA) and 179 m2 of flexible retail/office floorspace (Use Class A1-A5/B1), ancillary plant, 

access, servicing and car parking, landscaping and associated works.  The Homebase development would 

not accommodate a replacement petrol filling station.  The Homebase site is scheduled to be developed 

and fully occupied in 2026, and would therefore be fully operational for the Future Baseline years 

considered in this assessment (2028 and 2035). However, as explained in the assessment method section 

the Homebase development has not been included in the 2028 and 2035 Scenario 2 future baseline.  

7.180 In parallel to the site, the assessment methodology for the Homebase development has been discussed 

and agreed with officers at TfL and the LBH. 

7.181 Within this chapter, the Homebase development proposal is considered to form part of the scenario 4 

cumulative assessment. 

Demolition and Construction Effects 
7.182 In accordance with the GEART (Rule 1 and Rule 2), a screening process has been undertaken for the 

traffic study area to identify routes that are likely to experience significant changes in traffic flows and, 

therefore, require further assessment. The screening process has utilised 12hr AAWT flows, during which 

demolition and construction traffic would be operational.  

7.183 The assessment of demolition and construction traffic has been assessed for the future year of 2028, at 

which time peak site construction activity is anticipated (Figure 7.4).  Tables 7.16 considers scenario 2 

and scenario 4, with reference to demolition and construction stage.  

Table 7.16: Scenario 2 and 4 Demolition and Construction Traffic (2028) 

No Link 
Link  

Sensitivity 

Future Baseline 

2028 - 12hr AAWT 

(7am-7pm) Flows 

Future Baseline + 

Cumulative + 

Development 

2028 - 12hr AAWT 

(7am-7pm) Flows  

Percentage 

Increases 

All  

vehicles 
HGV 

All  

vehicles 
HGV 

All  

vehicles 
HGV 

1 

A310 Twickenham 

Road (south of 

A315, London Road) 

Medium 16,328 1,354 16,169 1,353 -0.97% -0.07% 

2 

A315, London Road 

(west of Syon Lane/ 

Twickenham Road 

junction) 

Medium 8,608 1,049 8,449 1,048 -1.85% -0.10% 

3 

A315, London Road 

(east of Syon Lane/ 

Twickenham Road 

junction) 

Medium 11,379 1,360 11,220 1,359 -1.40% -0.07% 

4 
Syon Lane - North of 

A315, London Road 
Medium 14,442 748 13,964 745 -3.31% -0.40% 

5 

Syon Lane - South-

east of Homebase 

Site Access 

Medium 16,589 1,108 16,109 1,105 -2.89% -0.27% 

6 
A4 - East of Syon 

Lane 
Low 41,859 1,883 41,322 1,983 -1.28% 5.31% 

7 
A4 - West of Syon 

Lane 
Low 34,487 1,593 34,199 1,696 -0.84% 6.47% 

8 
Syon Lane, North of 

A4 
Medium 21,891 688 18,644 788 -14.83% 14.53% 
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Table 7.16: Scenario 2 and 4 Demolition and Construction Traffic (2028) 

No Link 
Link  

Sensitivity 

Future Baseline 

2028 - 12hr AAWT 

(7am-7pm) Flows 

Future Baseline + 

Cumulative + 

Development 

2028 - 12hr AAWT 

(7am-7pm) Flows  

Percentage 

Increases 

All  

vehicles 
HGV 

All  

vehicles 
HGV 

All  

vehicles 
HGV 

9 

Syon Lane - South-

east of Tesco Access 

(between Grant Way 

and Tesco) 

Medium 17,312 880 14,066 980 -18.75% 11.36% 

10 
Syon Lane, North of 

Tesco Site Access 
Medium 16,647 403 16,184 401 -2.78% -0.50% 

11 
Northumberland  

Avenue 
High 2,823 43 2,811 43 -0.43% 0.00% 

Severance, Pedestrian and Cyclist Delay, Pedestrian Amenity, 
Fear and Intimidation 

7.184 In accordance with the GEART, only highly sensitive links that show a greater than 10 % increase in total 

traffic flows (or HGV component) or, for all other links, a greater than 30 % increase in total traffic (or 

the HGV component) are considered when assessing the traffic effect upon receptors.  

7.185 It is noted from Table 7.16 that all links with low or medium sensitivity fall below GEART screening 

threshold of 30 %.   

7.186 For links that would experience a reduction in traffic flow (or HGV component) (links 1, 2, 3, 4, 5 and 

10) the magnitude of impact would be negligible. The resulting effect would be direct, medium term, 

temporary Negligible Beneficial for severance, pedestrian and cyclist delay, pedestrian amenity, fear 

and intimidation.  

7.187 For links with low or medium sensitivity that would experience an increase in traffic flow (or HGV 

component) of 0 to 30 % (links 6, 7, 8 and 9) the magnitude of impact would be negligible. The resulting 

effect would be direct, medium term, temporary Negligible Adverse for severance, pedestrian and 

cyclist delay, pedestrian amenity, fear and intimidation. 

7.188 For links that are of a high sensitivity increases in traffic would fall below 10 % and the magnitude of 

impact on these links (link 11) would therefore be negligible. The resulting effect would be direct, medium 

term, temporary Negligible Beneficial for severance, pedestrian and cyclist delay, pedestrian amenity, 

fear and intimidation. 

7.189 An assessment of driver (and bus service) delay has been screened out for the assessment and does not 

form part of the modelling process that has been discussed with TfL and the LBH.  

Accidents and Safety 

7.190 Table 7.11 identifies that personal injury collision clusters occur all assessed links, making each link 

highly sensitive in relation to road safety.  Table 7.16 identifies that HGV movements would increase on 

Links 6, 7, 8 and 9 during the demolition and construction stage.  Links 6 and 7 are not considered 

further because the increases are less than 10 %; however, links 8 and 9 have been considered further 

because HGV increases are greater than 10 %. 

7.191 Over the 5-year period of assessment, the collision data has identified 21 personal injury accident 

collisions taking place within the study area on Syon Lane, north of the A4 (links 8 and 9). 

7.192 Ten of the 21 PICs took place on link 8.  Nine of these incidents involved cars and one involved pedestrian 

modes. 

7.193 The remaining 11 PICs were recorded between Grant Way and the current site access (link 9). At this 

location, two pedestrian and two cyclist collisions were recorded, alongside two motorcyclist, four car 

and one private hire vehicle PICs. 

7.194 All of the personal injury collisions associated with links 8 and 9 resulted in a ‘slight’ injury.  

7.195 One collision took place of the site frontage, at the site’s existing roundabout access junction, with the 

majority of the recorded collisions taking place at the Syon Lane/Grant Way roundabout junction, or 

between Grant Way and the A4.  

7.196 Over the five year assessment period the recorded collisions on links 8 and 9 involved: 

• 3 pedestrian; 

• 2 powered two-wheeler; 

• 2 pedal cycles; 

• 1 private hire vehicles; 

• 13 cars 

7.197 Overall, while vulnerable users have been involved in collisions on this route, there is no evidence to 

suggest a recurring problem at a single location.   

7.198 It is noted that both links 8 and 9 has footways on both sides and the highway environment has the 

characteristics of an urban route serving heavy bus demand (i.e. adequate geometry for turning 

movements, controlled pedestrian crossings and wide footpaths). It is therefore considered that links 8 

and 9 can accommodate the construction scenario flows and therefore the magnitude of impact of the 

demolition and construction stage can be concluded to be direct, medium term, temporary Minor 

Adverse for road safety. 

Completed Development Effects 
7.199 The multi-modal trip generation of the proposed development is presented in Table 7.17 based on 1,677 

units and 400 parking spaces. 

 Table 7.17: Residential Trip Generation  

 Mode of Travel 

Weekday 

08:00-09:00 

Weekday 

17:00-18:00 

Weekday 

07:00-19:00 
Saturday Peak 

Arrivals Departs Arrivals Departs Arrivals Departs Arrivals Departs 

Underground, metro, 

light rail, tram 
36 189 115 59 646 747 75 124 

Train 39 204 124 64 700 810 82 134 

Bus, minibus or coach 42 219 133 68 749 866 87 143 

Taxi 1 7 4 2 25 29 3 5 

Motorcycle, scooter or 

moped 
4 21 13 6 71 82 8 14 

Driving a car or van 21 111 87 45 401 464 54 78 

Passenger in a car or 

van 
8 40 24 12 136 158 16 26 

Bicycle 11 60 37 19 206 238 24 39 

On foot 28 146 89 45 500 578 58 96 

Other method of travel 2 13 8 4 43 50 5 8 
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 Table 7.17: Residential Trip Generation  

 Mode of Travel 

Weekday 

08:00-09:00 

Weekday 

17:00-18:00 

Weekday 

07:00-19:00 
Saturday Peak 

Arrivals Departs Arrivals Departs Arrivals Departs Arrivals Departs 

to work 

Total 192 1,009 633 325 3,476 4,022 413 667 

7.200 Total daily vehicle movements of the completed development traffic across the highway network for the 

first year of full occupation, assumed to be 2035, has been assessed.  

7.201 In accordance with the GEART (Rule 1 and Rule 2) a screening process has been undertaken for the 

study area to identify links that are likely to have sufficient changes in traffic flows and, therefore, require 

further impact assessment. The screening process has been undertaken with reference to 24-hour AADT 

flows and 12-hour AAWT flows (during which time residential development related traffic flows would be 

predominate). The results of scenarios 4 and 5 are presented in Table 7.18.  

Table 7.18: Scenario 2 and 4 Completed Development 24-Hour AADT Traffic Flows (2035) 

No. Link 
Link  

Sensitivity 

2035 Future 

Baseline – 24hr 

AADT Flows 

2035 Future 

Baseline + 

Cumulative + 

Development – 

24hr AADT Flows 

Percentage 

Increases 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

1 

A310 Twickenham 

Road (south of A315, 

London Road) 

Medium 22,401 1,670 22,323 1,669 -0.35% -0.06% 

2 

A315, London Road 

(west of Syon Lane/ 

Twickenham Road 

junction) 

Medium 10,924 1,342 10,846 1,341 -0.71% -0.07% 

3 

A315, London Road 

(east of Syon Lane/ 

Twickenham Road 

junction) 

Medium 14,690 1,818 14,612 1,817 -0.53% -0.06% 

4 
Syon Lane - North of 

A315, London Road 
Medium 19,510 850 19,277 848 -1.19% -0.24% 

5 

Syon Lane - South-

east of Homebase 

Site Access 

Medium 23,014 1,594 22,778 1,592 -1.03% -0.13% 

6 
A4 - East of Syon 

Lane 
Low 52,654 2,362 52,280 2,359 -0.71% -0.13% 

7 
A4 - West of Syon 

Lane 
Low 43,830 2,015 43,678 2,015 -0.35% 0.00% 

8 
Syon Lane, North of 

A4 
Medium 28,675 922 24,750 890 -13.69% -3.47% 

9 

Syon Lane - South-

east of Tesco Access 

(between Grant Way 

Medium 22,866 1,265 18,942 1,234 -17.16% -2.45% 

Table 7.18: Scenario 2 and 4 Completed Development 24-Hour AADT Traffic Flows (2035) 

No. Link 
Link  

Sensitivity 

2035 Future 

Baseline – 24hr 

AADT Flows 

2035 Future 

Baseline + 

Cumulative + 

Development – 

24hr AADT Flows 

Percentage 

Increases 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

and Tesco) 

10 
Syon Lane, North of 

Tesco Site Access 
Medium 21,588 541 21,149 539 -2.03% -0.37% 

11 
Northumberland  

Avenue 
High 3,672 54 3,659 54 -0.35% 0.00% 

 

Table 7.19: Scenario 2 and 4 12-Hour AAWT Traffic Flows (2035) 

No. Link 
Link  

Sensitivity 

2035 Future 

Baseline + 

Cumulative  – 12hr 

AAWT Flows     

(7am - 7pm) 

2035 Future 

Baseline + 

Cumulative + 

Development – 12hr 

AAWT Flows       

(7am - 7pm) 

Percentage 

Increases 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

1 

A310 Twickenham 

Road (south of A315, 

London Road) 

Medium 16,492 1,377 16,403 1,376 -0.54% -0.07% 

2 

A315, London Road 

(west of Syon Lane/ 

Twickenham Road 

junction) 

Medium 8,644 1,067 8,554 1,066 -1.04% -0.09% 

3 

A315, London Road 

(east of Syon Lane/ 

Twickenham Road 

junction) 

Medium 11,461 1,383 11,371 1,382 -0.79% -0.07% 

4 
Syon Lane - North of 

A315, London Road 
Medium 14,359 761 14,089 758 -1.88% -0.39% 

5 

Syon Lane - South-

east of Homebase 

Site Access 

Medium 16,541 1,127 16,269 1,123 -1.64% -0.35% 

6 
A4 - East of Syon 

Lane 
Low 42,058 1,894 41,652 1,890 -0.97% -0.21% 

7 
A4 - West of Syon 

Lane 
Low 34,957 1,616 34,759 1,615 -0.57% -0.06% 

8 
Syon Lane, North of 

A4 
Medium 22,213 711 18,851 672 -15.14% -5.49% 

9 
Syon Lane - South-

east of Tesco Access 

(between Grant Way 

Medium 17,479 910 14,117 871 -19.23% -4.29% 
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Table 7.19: Scenario 2 and 4 12-Hour AAWT Traffic Flows (2035) 

No. Link 
Link  

Sensitivity 

2035 Future 

Baseline + 

Cumulative  – 12hr 

AAWT Flows     

(7am - 7pm) 

2035 Future 

Baseline + 

Cumulative + 

Development – 12hr 

AAWT Flows       

(7am - 7pm) 

Percentage 

Increases 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

All 

vehicles 
HGV 

and Tesco) 

10 
Syon Lane, North of 

Tesco Site Access 
Medium 16,791 417 16,379 415 -2.45% -0.48% 

11 
Northumberland 

Avenue 
High 2,823 43 2,811 43 -0.43% 0.00% 

Severance, Pedestrian and Cyclist Delay, Pedestrian Amenity, 
Fear and Intimidation 

7.202 In accordance with the GEART, only those sensitive links that show a greater than 10 % increase in total 

traffic flows (or HGV component) or, for all other links, a greater than 30 % increase in total traffic (or 

the HGV) component are considered when assessing the traffic impact upon receptors.  

7.203 Tables 7.18 and 7.19 identify that as a result of the proposed development there would be no increase 

in traffic demand for the ‘with development’ scenario, in the future base year 2035.  Instead a reduction 

is traffic is predicted for all links, with this reduction being most pronounced on Syon Lane, north of the 

A4 (links 8 and 9).  

7.204 As a reduction in traffic is anticipated on all assessed links, it can be considered that the magnitude of 

impact would be negligible. The resulting effect would be direct, long term, permanent Negligible 

Beneficial for severance, pedestrian and cyclist delay, pedestrian amenity, fear and intimidation. 

Accidents and Safety 

7.205 Due to the reduction in flows across all road links, the effect on road safety would be direct, long term, 

permanent Negligible Beneficial.  

Driver Delay  

7.206 Driver delay (and bus service delay) is considered within the ‘peak hour’ VISSIM micro-simulation models 

prepared to assess the traffic impact of the proposed development.  TfL and the LBH have requested that 

the VISSIM model is prepared for the 2035 design year, and should adopt the ‘2035 future baseline 

(including cumulative schemes) +  cumulative development (Homebase development) + proposed 

development’ traffic scenario for the Weekday AM peak (07:45-08:45), the weekday PM peak (17:00-

18:00) and a Saturday peak (13:00-14:00) – scenario 4.    

7.207 Within the model scenario 4 is compared against scenario 2. 

7.208 The model incorporates the new traffic signal control site access junction to the Homebase development 

and associated pedestrian crossing facility on Syon Lane, south of the A4 Great West Road.   

7.209 An iterative process has been undertaken to establish a site access junction design for the Homebase 

development and possible capacity improvements at the Gillette Corner (A4/Syon Lane) junction that 

would be suitable to accommodate the redistribution of Tesco store traffic that would result from a new 

store being located at the Homebase site.  Both TfL and LBH officers were involved in the optioneering 

process.  

7.210 What is apparent from the modelling undertaken is that some physical mitigation is required at the 

Gillette Corner junction to accommodate Tesco traffic turning from the A4 Great West Road south into 

Syon Lane.  The modelling has shown extended journey times through the road network for traffic routing 

towards Syon Lane south, from the east and the west on the A4.  A particular constraint to highway 

capacity is the right turn from the A4 into Syon Lane south.  While a dedicated right turn lane is provided 

from the A4 into Syon Lane south this is a short lane and early iterations of the model showed traffic 

queuing back beyond the extent of the lane to block ahead traffic on the A4. The magnitude of impact 

would be low to high, resulting in a direct, long term, permanent Minor to Major Adverse effect, unless 

additional mitigation is considered. 

7.211 Table 7.20 compares journey times through the study area for the scenario 2 and scenario 4.  The table 

illustrates the effect of proposed mitigation, which is incorporated within the 2035 baseline + cumulative 

+ proposed development’ traffic models. The proposed mitigation would comprise an additional turning 

lane to be delivered as part of the Homebase development and that would be in place by the time the 

proposed development’s demolition and construction works commence. 

Table 7.20: Driver Delay – Journey Times (Seconds) and Magnitude of Impact 

Turning Movement/ Link 

Weekday AM Peak Weekday PM Peak Saturday Peak 

2035 

Baseline 

2035 

Baseline 

+ Cum. + 

PD 

Diff.       

(- / +) 

2035 

Baseline 

2035 

Baseline 

+ Cum. + 

PD 

Diff.       

(- / +) 

2035 

Baseline 

2035 

Baseline 

+ Cum. + 

PD 

Diff.       

(- / +) 

From 

Syon 

Lane 

North 

to A4 West 236 257 21 242 116 -126 281 154 -126 

to A4 East 203 158 -45 132 109 -23 131 118 -13 

to Syon Lane 

south 
240 253 12 148 116 -32 152 148 -4 

From 

Syon 

Lane 

South 

to Syon Lane - 

North  
154 147 -7 129 133 4 114 128 14 

to A4 West 119 114 -5 86 100 14 78 103 24 

to A4 East 152 167 15 109 118 9 103 123 20 

From A4 

West 

to Syon Lane - 

North 
93 102 9 83 76 -7 86 81 -5 

to A4 East 83 96 13 61 60 -1 67 63 -4 

to Syon Lane - 

south 
295 157 -139 243 262 19 112 127 15 

From A4 

East 

to Syon Lane - 

south 
82 164 82 92 131 39 90 139 49 

to A4 West 57 66 10 65 77 12 66 64 -2 

to Syon Lane - 

North 
273 160 -112 129 135 6 112 108 -5 

Key Negligible   

Magnitude of 

Impact 
Low 

  

 
Medium   

 
High   

 

7.212 In terms of driver and bus delay, the impact of the combined Tesco and Homebase developments would 

result in a range of effects, depending on the route taken through the study area.   
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7.213 The VISSIM model’s methodology is presented in the TA and the results are summarised in Table 7.21 

and 7.22.  For general traffic (Table 7.21), the only turning movement where a ‘low’ magnitude of impact 

is identified is from the A4 East to Syon Lane south. The effect on driver delay can therefore be described 

as direct, long term, permanent Minor Adverse. 

7.214 For all other turning movements and in all other peak hours a ‘negligible’ magnitude of impact is 

identified.  The effect on driver delay for these turning movements can be described as direct, long term, 

permanent Negligible Beneficial where journeys times are reduced and Negligible Adverse where 

journey times increase as a result of the proposed development.  

7.215 For bus operations, Table 7.21 presents the associated journey time impact.   

Table 7.21: Bus Journey Delay – Journey Times (Seconds) and Magnitude of Impact 

Bus 

Service 

Direction 

of Travel 

Weekday AM Peak Weekday PM Peak Saturday Peak 

2035 

Baseline 

2035 

Baseline  

+ Cum.+ 

PD 

Diff.         

(- / +) 

2035 

Baseline 

2035 

Baseline  

+ Cum.+ 

PD 

Diff.          

(- / +) 

2035 

Baseline 

2035 

Baseline  

+ Cum.+ 

PD 

Diff.         

(- / +) 

H91 

A4 West 

to A4 

East 

415 418 3 283 278 -5 251 244 -6 

A4 East 

to A4 

West 

209 223 14 271 267 -4 243 231 -12 

Two-way 

Operation 
624 641 17 554 545 -9 494 475 -18 

E1 

A4 West 

to Syon 

Lane 

North 

401 278 -124 195 263 67 177 230 52 

Syon 

Lane 

North to 

A4 West 

392 247 -145 260 203 -57 221 186 -36 

Two-way 

Operation 
793 525 -269 455 466 10 398 416 16 

Key Negligible   

Magnitude of 

Impact 
Low 

  

 
Medium   

 
High   

 

7.216 Table 7.21 identifies that for the users of bus service H91 the magnitude of impact can be described 

negligible. The resulting effect is identified as direct, long term, permanent Negligible Beneficial during 

the weekday PM peak and on Saturdays (due to decreases in delay) and Negligible Adverse during the 

AM peak (due to increases in delay).  

7.217 TfL are proposing to extend service E1 from its current terminus in Ealing to the site.  It is understood 

that TfL will formally consult on the route extension in the Summer 2020 and the Applicant has been 

requested to design a new bus terminus for this service as part of the proposed development.  

7.218 Should the E1 extension be implemented, Table 7.21 identifies that of the nine routes considered, five 

would show an improvement and the two would show only a negligible increase in delay (less than 30 

seconds). The only routes that would experience potentially significant delays would be those users 

travelling the A4 west to Syon Lane North. When considering the overall delays that users of the E1 

services would experience, it can be calculated from Table 7.21 that by 2035 (without the proposed 

development) there would be overall delays 3,292 seconds and that with the proposed changes to the 

highway (resulting from the proposed development) delays would reduce to 2,814 seconds, an overall 

saving of 478 seconds. Disaggregated into time periods this equates to: 

• AM Peak 538 second reduction in journey time; 

• PM Peak 20 second increase in journey time; and 

• Saturday Peak 32 second increase in journey time. 

7.219 The resulting effect is identified as direct, long term, permanent Negligible Beneficial during the 

weekday AM peak (due to decreases in delay) and Negligible Adverse during the PM and Saturday 

peaks (due to increases in delay). 

Assessment of Residual Effects 
Additional Mitigation 
7.220 This section provides a summary of the predicted effects for the demolition and construction and 

completed development stages and additional mitigation measures that could be implemented to reduce 

the scale of reported effects. 

Demolition and Construction Stage 

7.221 Table 7.22 summarises the reported effects, likely significance and required additional mitigation 

measures for the demolition and construction stage. 

Table 7.22: Summary Demolition and Construction Effects and Additional Mitigation Measures 

Issue Likely Effect Additional Mitigation 

Measures 

Severance Negligible Beneficial for links 1,2,3,4, 5, 

10 and 11 

Negligible Adverse for links 6, 7, 8, 9 
 

None required 
 

Pedestrian Amenity 

Fear and Intimidation 

Pedestrian (and cyclist) Delay 

Road Safety Minor Adverse for links 8 and 9 

Driver Delay (and bus service delay) N/A 

7.222 There would be no need for additional mitigation measures during the demolition and construction stage 

over and above the measures presented in ES Chapter 5: Demolition and Construction Environmental 

Management. 

Completed Development Stage 

7.223 Table 7.23 summarises the reported effects, likely significance and required additional mitigation 

measures for the demolition and construction stage. 

Table 7.23: Summary Completed Development Effects and Additional Mitigation Measures 

Issue Likely Effect 
Additional Mitigation 

Measures 

Severance Negligible Beneficial for all links 
 

None required 
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Table 7.23: Summary Completed Development Effects and Additional Mitigation Measures 

Issue Likely Effect 
Additional Mitigation 

Measures 

Pedestrian Amenity 

Fear and Intimidation 

Pedestrian (and cyclist) Delay 

Road Safety 

Driver Delay Minor Adverse for vehicle turning between 

the A4 East and Syon Lane South 

Negligible Beneficial to Negligible Adverse 

for all other manoeuvres  

 

None required 

Bus Delay H91: Negligible Beneficial for the PM Peak 

and on Saturdays; Negligible Adverse for 

the AM Peak 

E1: Negligible Adverse for PM peak and 

Saturday peaks 

Negligible Beneficial for AM Peak 

Enhancement Measures 
7.224 No additional enhancement measures have been identified. 

Demolition and Construction Residual Effects 

7.225 The residual demolition and construction effects would remain as reported in the previous section: 

• direct, medium term, temporary Negligible Beneficial for links 1-5, 10 and 11; Negligible 

Adverse for links 6-9 in respect of Severance, Pedestrian Amenity, Fear and Intimidation, Pedestrian 

(and cyclist) Delay.  

• Direct, medium term, temporary Minor Adverse for road safety on links 8 and 9.  

7.226 Driver delay (and bus service delay) has been scoped out of the demolition and construction stage of the 

proposed development. 

Completed Development Residual Effects 
7.227 The residual completed effects would remain as reported in the previous section: 

• direct, long term, permanent Negligible Beneficial for all links in respect of Severance, Pedestrian 

Amenity, Fear and Intimidation, Pedestrian (and cyclist) Delay and Road Safety.   

7.228 In respect of driver delay, the benefit to journey times provided by the additional turning lane would 

vary, depending on the route taken through the junction and the time period in which the journey was 

undertaken.  The VISSIM models results presented in Table 7.23 indicate that as a result of the additional 

mitigation, the effects would be as follows: 

• direct, long term, permanent Minor Adverse for vehicles turning between the A4 east and Syon 

Lane south; and 

• direct, long term, permanent Negligible Adverse to Negligible Beneficial for all other 

manoeuvres.  

7.229 While adverse effects are predicted for vehicles turning between the A4 east and Syon Lane South, for 

the majority of car drivers, passengers and bus passengers, journey times would improve as a result of 

the mitigation, compared to the baseline.  

7.230 From the perspective of bus services, the mitigation would result in an overall journey time saving for 

bus services. While some services are adversely affected in one direction of travel, or in one peak hour, 

overall more services benefit from improved journey times than would experience an adverse effect. The 

effect for the bus services would range from Negligible Adverse to Negligible Beneficial. 

Summary of Residual Effects 
7.231 Table 7.24 provides a tabulated summary of the outcomes of this transport and accessibility assessment. 

Table 7.24: Summary of Residual Effects 

Receptor 
Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect 

** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

I

R 

St 

Mt 

Lt 

Demolition and Construction 

1 

A310 

Twickenham 

Road (south of 

A315, London 

Road) 

Change in 

Severance, 

Pedestrian 

Amenity, Fear and 

Intimidation, 

Pedestrian (and 

cyclist) Delay  

 

 

None required 

 

Negligible 

(not significant) 

+ D T R Mt 

2 

A315, London 

Road (west of 

Syon Lane/ 

Twickenham 

Road junction) 

Negligible 

(not significant) 

+ D T R Mt 

3 

A315, London 

Road (east of 

Syon Lane/ 

Twickenham 

Road junction) 

Negligible 

(not significant) 

+ D T R Mt 

4 

Syon Lane - 

North of A315, 

London Road 

Negligible 

(not significant) 

+ D T R Mt 

5 

Syon Lane - 

South-east of 

Homebase Site 

Access 

Negligible 

(not significant) 

+ D T R Mt 

6 
A4 - East of 

Syon Lane 

Negligible 

(not significant) 

- D T R Mt 

7 
A4 - West of 

Syon Lane 

Negligible  

(not significant) 

- D T R Mt 

8 
Syon Lane, 

North of A4 

Negligible 

(not significant) 

- D T R Mt 

9 

Syon Lane - 

South-east of 

Tesco Access 

(between Grant 

Way and Tesco) 

Negligible  

(not significant) 

- D T R Mt 
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Table 7.24: Summary of Residual Effects 

Receptor 
Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect 

** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

I

R 

St 

Mt 

Lt 

10 

Syon Lane, 

North of Tesco 

Site Access 

Negligible 

(not significant) 

+ D T R Mt 

11 
Northumberland 

Avenue 

Negligible 

(not significant) 

+ D T R Mt 

Links 8-9 Change in 

accidents and 

safety 

None required 

 

Minor                

(not significant) 

- D T R Mt 

Completed Development 

Links 1-11 Change in 

Severance, 

Pedestrian 

Amenity, Fear and 

Intimidation, 

Pedestrian (and 

cyclist) Delay 

None required 

 

Negligible 

(not significant) 

+ D P IR Lt 

Links 1-11 Change in 

Accidents and 

Safety 

None required Negligible 

(not significant) 

+ D P IR Lt 

Vehicles turning 

between the A4 East 

and Syon Lane South 

Change in Driver 

Delay  

None required 

 

Minor  

(not significant) 

- D P IR Lt 

All other manoeuvres Negligible 

(not significant) 

-  

+ 

D P IR Lt 

Bus Services Change in Bus 

Delay (H91) 

None required 

 

Negligible (PM Peak 

and Saturdays)         

(not significant) 

+ D P IR Lt 

Negligible (AM Peak)                      

(not significant) 

- D P IR Lt 

Change in Bus 

Delay (E1) 

Negligible (PM Peak 

and Saturdays)             

(not significant) 

- D P IR Lt 

Negligible (AM Peak)                        

(not significant) 

+ D P IR Lt 

Notes: 

* - = Adverse/ + = Beneficial/ +/- Neutral; D = Direct/ I = Indirect; P = Permanent/ T = Temporary; 

R=Reversible/ IR= Irreversible; St- Short term/ Mt –Medium term/ Lt –Long term. 

**Negligible/Minor/Moderate/Major 

Cumulative Effects 
Intra-Project Effects 
7.232 As explained in Chapter 2: EIA Process and Methodology, intra-project cumulative effects are discussed 

in Chapter 12: Cumulative Effects. 

Inter-Project Effects 
7.233 This assessment has considered the proposed development’s impacts in the context (‘in combination 

with’) of all background growth (cumulative schemes) and the Homebase development, as required by 

the LBH’s Scoping Opinion. The Scenario 2 future baseline accounts for all cumulative schemes, excluding 

the Homebase development. This is then carried forward in Scenario 3 and 4. 

7.234 Scenario 4 assumes the Homebase development is granted planning permission concurrently with the 

proposed development and that controls are imposed through the grant of planning permission that the 

existing on-site Tesco store will be relocated to the Homebase site and that the existing on-site Tesco 

store is only demolished one the new store becomes operational at the Homebase site.  Therefore, at 

any point in time there will only ever be one Tesco store in operation between the two sites. 

7.235 The cumulative impacts and effects are reported in scenario 4 for the demolition and construction stage 

and for the completed development stage.  

7.236 Table 7.25 provides a summary of the likely cumulative effects resulting from identified cumulative 

schemes in ES Chapter 2.  These being sites that have planning permission, and whose traffic generations 

is considered to be incorporated in the LoHAM traffic growth rates applied to background traffic flows.  

What is evident is that these defined development sites are generally low car or car free developments 

that would not result in significant effects on the operation of the study area.  

Table 7.25: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

Access Self Storage 

Limited – Gillette 

South, 871 Great 

West Road 

System Reference: 

P/2018/4691 

Planning Reference: 

00505/AF/P28 

 

Unlikely  Generally, newly 

consented 

developments are 

provided with 3-years 

to commence work 

on-site.  Construction 

work at the site would 

not commence until 

2025 and 871 Great 

West Road 

development is likely 

to be operational at 

this time.  The site is 

located to the south of 

the A4, and as such 

construction traffic 

would route on Syon 

Lane south and not on 

Syon Lane north. 

Unlikely  

 

  

This is a low car 

scheme located on the 

opposite side of the A4 

from the site.  

Peak hour trips are 14 

arrivals and 4 

departures in the 

weekday AM peak, and 

2 arrivals and 7 

departures in the 

weekday PM peak. 

New Horizons Court, 

Ryan Drive, 

Brentford, TW8 9EP 

Unlikely The proposed 

development would 

not commence works 

Unlikely A low car scheme with 

access from the A4 via 

Harlequin Avenue. 
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Table 7.25: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

System Reference: 

P/2017/0535 

Planning Reference: 

02912/A/P1 

until 2025. 

Scheme access is 

from A4 via Harlequin 

Avenue – no 

construction traffic 

likely to route on 

Syon Lane. 

Peak hour trips are 9 

arrivals and 1 

departure in the 

weekday AM peak, and 

1 arrival and 7 

departures in the 

weekday PM peak. 

891 Great West 

Road, Isleworth 

London, TW7 5PD 

System Reference: 

P/2017/5069 

Planning Reference: 

00505/891/P4 

Unlikely The proposed 

development would 

not commence works 

until 2025. 

Scheme located to the 

south of the A4. 

Unlikely The scheme is car free 

4 and 8 Harlequin 

Avenue, Brentford, 

TW8 9EW 

System Reference: 

P/2017/5358 

Planning Reference: 

00558/4‐8/P1 

Unlikely The proposed 

development would 

not commence works 

until 2025. 

Scheme access is 

from A4 via Harlequin 

Avenue – no 

construction traffic 

likely to route on 

Syon Lane. 

Unlikely The number of on-site 

employees is not 

anticipated to increase 

as a result of the 

scheme proposals, no 

increase in car parking 

Sky, Sites 6 & 7, 

Grant Way, 

Isleworth, TW7 5QD 

System Reference: 

P/2019/1931 

Planning Reference: 

00558/A/P69 

Unlikely Scheme is accessible 

from Syon Lane via 

Grant Way; however, 

at the time of writing 

the timing of the 

development is not 

known.  

The proposed 

development would 

not commence works 

until 2025 and it is 

therefore likely that 

work at Sky would be 

completed before the 

proposed 

development 

commences. 

 

Unlikely The Transport 

Assessment says "The 

Sky Lab will provide 

working space for up 

to 700 employees. The 

majority of employees 

who will be based 

within the building will 

be relocated from 

elsewhere within the 

Campus, including Sky 

6 and 7 buildings that 

are to be demolished. 

As such, existing 

travel patterns are 

unlikely to change. 

There is not expected 

to be a significant net 

increase in employee 

or visitor trips." 

1 Commerce Road, 

Brentford, London, 

TW8 8LE 

System Reference: 

Unlikely The proposed 

development would 

not commence works 

until 2025.             

Unlikely The Transport 

Assessment says, 

"there is a net 

reduction of both 21 

Table 7.25: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

P/2018/2011 

Planning Reference: 

00297/H/P13 

No. 1 Commerce Road 

is located over 1 km 

from the site in 

Brentford, on the 

southern side of the 

A4. No construction 

traffic should route on 

Syon Lane.  

vehicle movements 

during the morning 

peak and 14 during 

the evening peak. This 

will therefore result in 

the development being 

a betterment 

compared to that of 

the existing use as the 

highway network is at 

its most congested 

during these periods." 

Given the scheme's 

location, it is assumed 

that the scheme will 

have no impact on the 

operation of the 

Gillette Corner 

junction, or on Syon 

Lane. 

Bolder Academy, 1 

MacFarlane Lane, 

Isleworth, TW7 5PN 

System Reference: 

P/2017/1417 

Planning Reference: 

01106/W/P9 

Unlikely The school is 

scheduled to be 

developed and 

operational before 

work commences on-

site. 

Likely The school is located 

adjacent to the site, 

accessed from 

MacFarland Lane.  

While parents will not 

be permitted to drop 

children at the school, 

some car trips are 

anticipated associated 

with staff an ‘park and 

stride’ trips that are 

likely to take place 

from the Windmill 

Road Garden centre. 

The Bolder Academy 

will operate a Travel 

Plan designed to 

reduce the impact of 

car traffic on the 

highway and to reduce 

the number of 

potential ‘park and 

stride’ trips.  The 

Travel Plan targets are 

scheduled to be met 

before 2035, and 

therefore sustainable 

travel patterns should 

be established at the 

school before the 

proposed development 
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Table 7.25: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

is fully completed. 

Demolition and Construction Cumulative Effects 
7.237 Due to the location of the cumulative schemes referred to in Table 7.28 and the start date for Tesco 

Osterley being 2025, it is not anticipated that there would be a significant cumulative effect arising from 

one or more construction sites operating at a time when demolition and construction is taking place at 

the site.  

7.238 However, there is a period of time where construction traffic would take place to both the proposed 

development and Homebase development, concurrently.   This has been assessed as part of the TA 

process and details are contained within the Outline CLP for the proposed development.  An overview of 

the combined proposed development and Homebase development demolition and construction traffic is 

detailed in Figure 7.4.  What is evident is that while there is a period in 2025 and 2026 where construction 

takes place to both sites, the combined demand at this time is not as high a peak constriction traffic 

demand for the proposed development.  This assessment has therefore considered construction traffic 

flow at a level that exceeds the combined traffic flows for the two related sites.    

 
Figure 7.4: Combined Tesco, Osterley and Homebase Syon Lane Construction Traffic Volumes 

Completed Development Cumulative Effects 
7.239 This chapter has assessed the cumulative effects of the site, the impact of committed development sites 

(through LoHAM) and the Homebase development.  The use of LoHAM in establishing future baseline 

traffic flows means that the potential impacts of development in the wider Opportunity Area is considered.  

7.240 Accordingly, the effects presented in the main assessment also represents the cumulative effects. 

Summary of Assessment 
Background 
7.241 This chapter of the ES has reported on the likely transport and accessibility effects to arise from the 

demolition and construction stage and the completed development stage of the proposed development.  

7.242 The assessment of construction and completed development stages has been undertaken taking into 

account the relevant national and local guidance and regulations.  

7.243 To inform the likely significance of effects, an assessment has been undertaken in accordance with 

recognised environmental guidelines for the effects of severance, pedestrian amenity, fear and 

intimidation, pedestrian (and cyclist) delay, safety and driver delay.  Consideration has been given to 

the delay of bus services.    

7.244 The assessment provides a review of the existing traffic baseline within the traffic study area and has 

been informed through, data collection, desktop studies, site visits, and on-site surveys. 

7.245 An extensive consultation has been undertaken with TfL and LBH officers and a methodology for the 

assessment of development related trips, and traffic modelling has been agreed.  

7.246 This assessment considers the proposed development’s impacts in the context (‘in combination with’) of 

all background growth (including cumulative schemes), as well as the Homebase development, as 

required by the LBH’s Scoping Opinion. This scenario assumes the Homebase development is granted 

planning permission concurrently with the proposed development and that controls are imposed through 

the grant of planning permission that the existing on-site Tesco store would be relocated to the Homebase 

site and that the existing on-site Tesco store is only demolished one the new store becomes operational 

at the Homebase site.  Therefore, at any point in time there will only ever be one Tesco store in operation 

between the two sites. This is considered to be the most realistic scenario and accordingly, the impacts 

and effects of this scenario are reported in this chapter.  

7.247 The assessment has focussed on 11 links in the study area and two bus services. 

7.248 The impacts and effects for a scenario whereby the Tesco, Osterley site is developed independently from 

Homebase development is considered in Appendix 7.2. 

Demolition and Construction Effects 
7.249 The Development’s demolition and construction traffic demand has been calculated through the 

interrogation of historic data in relation to HGV and personnel movements for comparable construction 

projects and with reference to the site’s construction programme. 

7.250 Peak construction activity is anticipated to take place from April 2028 to September 2028, at which time 

Development Blocks A, B and H are under construction, the Tesco petrol station is being decommissioned 

and temporary residential car parking is being erected.  At this time up to 97 vehicle arrivals are 

anticipated to arrive at the site over the course of the day. 

7.251 The assessment assumes that all HGV traffic routes to and from the site from the strategic highway 

network, the A4 Great West Road and route northbound from the A4 to the site.  

7.252 The assessment assumes that 75 % of HGV traffic could arrive to the site from the A4 east, and 75 % 

could arrive from the A4 west. 

7.253 The effects of demolition and construction HGV traffic on pedestrians and cyclists in respect of severance, 

amenity, delay, fear and intimidation would be Negligible Beneficial on seven links and Negligible 

Adverse on four links. 

7.254 In respect of safety and accidents, two links would experience an increase in HGV traffic of over 10%.  

These links can be considered to have high sensitivity with regard to road safety. The effect on links 8 

and 9 would be Minor Adverse for road safety.   
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7.255 An assessment of driver (and bus service) delay has been screened out during consultations with TfL and 

LBH.   

Completed Development Effects 
7.256 The proposed development’s completed development stage traffic demand has been calculated through 

the interrogation of data for similar development sites.  The assessment methodology has been discussed 

and agreed with Officer at TfL and LBH. 

7.257 There would be no increase in traffic (or HGV) demand for the ‘with development’ scenario, in the future 

base year 2035.  Instead a reduction is traffic is predicted on all assessed links, with this reduction being 

most pronounced on Syon Lane, north of the A4 (Links 8 and 9).  

7.258 As a reduction in traffic is anticipated on all assessed links, the effect on severance, pedestrian and cyclist 

delay, pedestrian amenity, fear and intimidation and road safety would be Negligible Beneficial. 

7.259 Driver delay (and bus service delay) is considered within ‘peak hour’ VISSIM micro-simulation models 

prepared to assess the traffic impact of the development project. The model incorporates the new traffic 

signal control site access junction to the Homebase site and associated pedestrian crossing facility on 

Syon Lane, south of the A4 Great West Road.   

7.260 Some physical mitigation is required at the Gillette Corner junction to accommodate Tesco traffic turning 

from the A4 Great West Road south into Syon Lane.  The modelling shows extended journey times 

through the road network for traffic routing towards Syon Lane south, from the east and the west on the 

A4.  A particular constraint to highway capacity is the right turn from the A4 into Syon Lane south.  While 

a dedicated right turn lane is provided from the A4 into Syon Lane south this is a short lane and early 

iterations of the model showed traffic queuing back beyond the extent of the lane to block ahead traffic 

on the A4.   

7.261 Overall, it is the assessment concludes that the effect on driver delay would be Minor Adverse vehicles 

turning between the A4 east and Syon Lane south and range between Negligible Adverse to Negligible 

Beneficial for all other manoeuvres.  

7.262 In addition to the wider driver delay impacts (upon all motorised users), the assessment also considers 

the specific impacts upon bus passengers using services H91 and E1. When considering delays to bus 

users the resulting effect upon the users of the H91 route is identified as Negligible Beneficial during 

the weekday PM peak and on Saturdays (due to decreases in delay) and Negligible Adverse during the 

AM peak (due to increases in delay).  

7.263 TfL are currently proposing to extend service E1 from its existing terminus in Ealing to the site.  It is 

understood that TfL will formally consult on the route extension in the Summer 2020 and the Applicant 

has been requested to design a new bus terminus for this service as part of the proposed development.  

7.264 Should the E1 extension be implemented the resulting delays are identified as Negligible Beneficial 

during the weekday AM peak (due to decreases in delay) and Negligible Adverse during the PM and 

Saturday peaks (due to increases in delay). 

Cumulative Effects 
7.265 The effects reported for the proposed development are all representative of cumulative effects. 
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8 AIR QUALITY
Introduction 

 This chapter of the ES reports on the likely significant air quality effects to arise from the demolition and 

construction stage and the completed development stage of the proposed development. The assessment 

includes a review of the existing air quality within the study area and considers the suitability of the site 

for the proposed development. Potential sources of emissions are identified and assessed in the context 

of existing air quality and nature and location of receptors. 

 The main air pollutants of concern are dust and particulate matter with an aerodynamic diameter of less 

than 10 micrometres (µm) (PM10), typically generated during demolition and construction activities, and 

nitrogen dioxide (NO2), PM10 and particulate matter with an aerodynamic diameter of less than 2.5 µm 

(PM2.5), which are generated by road traffic and rail emissions. 

 The chapter provides a description of the methodology used in the assessment. This is followed by a 

description of the relevant baseline conditions at the site and surrounding area, and an assessment of 

the likely significant effects of the proposed development on air quality taking into account embedded 

mitigation. Additional mitigation measures are identified where appropriate to avoid, reduce or offset any 

significant adverse effects identified, and an overview provided of the nature and significance of residual 

effects.  

 The chapter is supported by the following technical appendices in ES Volume 3: 

• Appendix 8.1: Glossary and Consultation with the Environmental Health Officer;  

• Appendix 8.2: Air Quality Technical Appendix;  

• Appendix 8.3: Ramboll Monitoring Study; and 

• Appendix 8.4: Modelling Methodology and Results including Scenario 3 Assessment. 

Methodology 
 The assessment has been informed by the following legislation, policies and published guidance: 

• International Legislation: 

− The European Air Quality Framework Directive and Daughter Directives1, 2; 

• National Legislation and Policy: 

− Part IV of the Environment Act 1995 (as amended)3; 

− Clean Air Strategy4 

 
1 European Commission. Directive 2008/50/EC. Directive 2008/50/EC of the European Parliament and of the Council of 21 May 2008 on ambient air 

quality and cleaner air for Europe. 
2 European Air Quality Directive 2004/107/EC. European Air Quality Directive 2004/107/EC of the European Parliament and of the Council of 15 

December 2004 relating to arsenic, cadmium, mercury, nickel and polycyclic aromatic hydrocarbons in ambient air. 
3 Secretary of State, The Environment Act 1995 part IV Air Quality. HMSO. 

4 Department for Environment, Food and Rural Affairs (Defra), 2019. Clean Air Strategy. 

5 Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. London. HMSO. 
6 Ministry of Housing, Communities and Local Government, 2019. Planning Practice Guidance [online]. Available from: 

https://www.gov.uk/government/collections/planning-practice-guidance   
7 Greater London Authority, 2016. The London Plan Spatial Development Strategy for London Consolidation with Alterations since 2011. London. 
8 Greater London Authority, 2019. Draft New London Plan (Mayor’s Intending to Publish version). London.  

9 Greater London Authority, 2018. London Environment Strategy. Published 31 May 2018. 
10 Greater London Authority, 2014. Sustainable Design and Construction Supplementary Planning Guidance. GLA. London. Available: 

https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Sustainable%20Design%20%26%20Construction%20SPG.pdf 

− NPPF (2019)5;  

− PPG (2019)6; 

• Regional Policy: 

− London Plan (2016)7; 

− Intend to Publish London Plan (2019)8; 

− London Environment Strategy (2018)9; 

− Sustainable Design and Construction Supplementary Planning Guidance (SPG)10; 

− Control of Dust and Emissions During Construction and Demolition SPG11; 

• Local Policy: 

− Hounslow Local Plan 2015-2030 Volume One (2015) in particular policy ‘EQ4 - Air Quality’12; 

− Hounslow Great West Corridor Local Plan13 

− Hounslow Air Quality Action Plan 2018-2023 (2018)14; 

− Hounslow Air Quality Supplementary Planning Document (2008)15; 

• National guidance and industry standards: 

− Air Quality Strategy for England, Scotland, Wales and Northern Ireland16, which implements the 

European Union’s Directives and sets out the air quality objectives (AQOs) and Government 

policy on achieving these objectives; 

− Air Quality Standards (Amendment) Regulations (2016)17, amended the Standard Regulations 

201018; 

− Defra’s Local Air Quality Management Technical Guidance (LAQM TG16) (2016)19; and 

− Environmental Protection UK/Institute of Air Quality Management Guidance (IAQM/EPUK), Land 

Use Planning Guidance (2017)20 

 Further details are provided in Technical Appendix 8.2: Air Quality Technical Appendix in ES Volume 3.  

The air quality assessment has been carried out in compliance with the above guidance.  

Consultation 
 An EIA Scoping Report21 was submitted to the LBH on 31 July 2019 in support of a request for a formal 

EIA Scoping Opinion (provided in Technical Appendix 2.1, ES Volume 3). The LBH issued an EIA Scoping 

Opinion on 13 September 2019 (Technical Appendix 2.2, ES Volume 3). Two further Scoping update 

letters were issued by Ramboll to LBH to confirm that subsequent design changes did not affect the 

11 Greater London Authority, 2014. The Control of Dust and Emissions during Construction and Demolition Supplementary Planning Guidance. London. 

GLA. Available: https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and 
12 London Borough of Hounslow, 2015. Local Plan 2015 to2030 Volume One. London. LBH. 

13 London Borough of Hounslow, 2017 Draft Great West Corridor Local Plan Review, LBH 
14 London Borough of Hounslow, 2018. Air Quality Action Plan 2018-2023. London. LBH. 

15 London Borough of Hounslow, 2008. Air Quality Supplementary Planning Document. London. LBH. 
16 Department of the Environment, Transport and the Regions (DETR, 2007) in Partnership with the Welsh Office, Scottish Office and Department of the 

Environment for Northern Ireland, 2007. The Air Quality Strategy for England, Scotland, Wales, Northern Ireland. HMSO, London. 
17 Secretary of State, 2016. Statutory Instrument 2016, No. 1184, The Air Quality Standards (Amendment) Regulations 2016. HMSO, London. 
18 Secretary of State, 2010. Statutory Instrument 2010, No. 1001, The Air Quality Standards Regulations 2010. HMSO, London. 

19 Defra, 2016. Local Air Quality Management Technical Guidance (England) 2016 (TG16). HMSO. 

20 IAQM and EPUK, 2017. Land-Use Planning & Development Control: Planning for Air Quality.  
21 Ramboll, 2019.Osterley Tesco, Syon Lane, Isleworth: Environmental Impact Assessment Scoping Report, July 2019. 
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originally proposed scope of the EIA and therefore the EIA Scoping Report and LBH EIA Scoping Opinion 

remain valid. 

 Table 8.1 summarises the consultation that has been undertaken with respect to the air quality 

assessment.  

Table 8.1: Summary of Consultation 

Consultee and Form/Date 

of Consultation 

Summary of Comments Where in this Chapter Comments 

are addressed 

Environmental Health 

Officer (EHO) 

Scoping Opinion (Appendix 

2.1) received 13 September 

2019 

Include the Homebase development 

(00505/H/SCOPE1) to the south of 

the site within the cumulative 

assessment. 

Traffic associated with the Homebase 

store has been included in future 

baseline scenario.  

Identify receptors to be included 

within the assessment, both 

construction and operational stage. 

See Baseline Section 

When assessing impacts on 

sensitive receptors and considering 

approach to mitigation, the 

significance criteria specified in 

‘London Councils Air Quality and 

Planning Guidance’ should be used, 

in conjunction with IAQM to assess 

change in vehicle fleet etc. 

See Assessment Method Section and 

Completed Development Effects 

Section 

The latest available monitoring data 

should be utilised within the model 

verification. 

Ramboll undertook a 6-month 

monitoring study to establish existing 

air quality within the study area and 

therefore the latest monitoring data 

has been used (refer to Baseline 

Section). 

Ensure verification is undertaken in 

accordance with guidance in Section 

7 LAQM Technical Guidance TG(16) 

See Assessment Method Section 

A Construction Environmental 

Management Plan (CEMP) should be 

produced to control emissions from 

dust during the construction stage. 

A CEMP would be secured by means of 

an appropriately worded planning 

condition and submitted to the LBH 

prior to works commencing on-site as 

confirmed in subsequent scoping 

consultation with the LBH in May 2020 

(see Technical Appendix 2.3). A 

framework for the CEMP is presented 

in ES Chapter 5: Demolition and 

Construction Environmental 

Management. 

Ensure consultation with the LBH is 

undertaken to determine model 

verification, latest monitoring and to 

confirm modelling methodology. 

A consultation email was sent to LBH 

outlining a change to the proposed 

scope of works on 7 July 2020 

following receipt of detailed traffic and 

energy plant data for the proposed 

development.  This sought to scope 

 
22 Chartered Institution of Building Services Engineers (CIBSE), 2017. TM59 Design methodology for the assessment of overheating risk in homes. May 

2017. 

Table 8.1: Summary of Consultation 

Consultee and Form/Date 

of Consultation 

Summary of Comments Where in this Chapter Comments 

are addressed 

out the need to provide detailed 

modelling of traffic impacts, as a 

reduction in traffic flows on all roads 

is predicted as a result of the 

proposed development for both the 

demolition and construction stage and 

the completed development stage.  It 

has not been possible to obtain 

confirmation of this scope and 

therefore the results of the air quality 

modelling are presented in Appendix 

8.4.   

When considering ventilation, 

passive or otherwise, consideration 

should also be given to overheating 

under the new guidelines TM59 

‘Design methodology for the 

assessment of overheating risk in 

homes’ (CIBSE, 2017)22. 

As outlined in the Assessment of 

Residual Effects Section, air quality 

objectives are expected to be met at 

on-site sensitive receptors during the 

completed development stage. 

Accordingly, no additional mitigation 

measures would be required to 

protect residential occupants from 

poor air quality.  

Overheating is addressed in the 

standalone ‘Energy, Overheating & 

Sustainability Scoping Note’ 

(Hodkinson, 2020)23 submitted 

separately with the planning 

application. This report confirms that 

a range of measures would be 

implemented to avoid overheating 

with active cooling only proposed 

when the risk of overheating has been 

reduced as far as possible through 

passive measures.  

OWGRA  

Scoping Opinion (Appendix 

2.1) received 13 September 

2019 

The air quality in the area is poor. 

No consideration has been made of 

pollution from aircraft and the 

possible impact of the 3rd runway at 

Heathrow.   

Pollution from existing Heathrow 

operations has been captured within 

the baseline monitoring survey and the 

Defra background concentrations.   A 

review has been undertaken of the air 

quality modelling carried out for the 

Heathrow Expansion Project and 

reported in the Preliminary 

Environmental Information Report24.  

Although the modelling did not extend 

as far east as the site the predicted 

concentrations for West Hounslow 

indicated that there was a slight 

adverse impact at once receptor 

location in 2022 close to the Great 

West Road with the expansion project.  

23 Hodkinson, 2020. Energy, Overheating & Sustainability Scoping Note, 2020. 
24 Heathrow Airport Limited, 2019, PEIR Volume 1-Chapter 7 Air quality and odour, 2019. 
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Table 8.1: Summary of Consultation 

Consultee and Form/Date 

of Consultation 

Summary of Comments Where in this Chapter Comments 

are addressed 

At all other receptor locations, the 

impacts were negligible.  Additionally, 

one receptor location was predicted to 

exceed the NO2 annual objective, with 

two receptors just below.   

Negligible impacts were predicted at all 

receptor location for the 2027, 2030 

and 2035 scenarios with 

concentrations below 37.8 µg/m3 at all 

locations.   

Concern raised that the design of 

the development would increase the 

potential for wind tunnel effects and 

impacts to pedestrian and cyclist 

discomfort.  

This issue is dealt with in Chapter 10: 

Wind Microclimate  

 Following receipt of detailed traffic data from the Applicant’s transport consultant, an updated air quality 

assessment scope was sent to the LBH on 7 July 2020 proposing that: 

• a qualitative assessment of road traffic emissions be undertaken as the proposed development would 

result in a reduction of traffic; 

• the site suitability is established from a review of local monitoring data; 

• a quantitative screening assessment of emissions from gas fired boilers contained within the 

centralised energy centre plant; and  

• qualitative assessment of construction and demolition stage impacts. 

 It has not been possible to obtain a confirmatory response to this request within the timescales available 

for the submission of the ES and therefore the results of the detailed modelling are presented in Appendix 

8.4: Modelling Methodology and Results including the Scenario 3 Assessment. 

Assessment Scope 
 The assessment has been undertaken in accordance with the IAQM/EPUK Land-Use Planning Guidance,  

as well as relevant EPUK Guidance on the Assessment of Dust from Demolition and Construction25.  

 Account has been taken of all applicable legislation, guidance and policy.  

 The assessment has been based on the development parameters presented in ES Chapter 4: Proposed 

Development Description, the 3D height and massing model, the traffic data provided by the Applicant’s 

transport consultant and commitments presented in ES Chapter 5: Demolition and Construction 

Environmental Management.    

 In addition, the area schedule has been used to undertake the air quality neutral assessment in 

accordance with the Air Quality Neutral Planning Support Update: GLA80391’ guidance26. 

Technical Scope 

 The technical scope has been informed by the EIA Scoping Report and Opinion, along with the 

consultation summarised in Consultation Section.  

 

 
 

 The assessment considers the impacts and effects of the proposed development in isolation and in 

combination with cumulative schemes (including the Homebase development) in respect of the following: 

• Demolition and construction stage activity dust emissions following the IAQM’s Guidance on the 

Assessment of Dust from Demolition and Construction, identifying appropriate construction 

mitigation measures based on the identified level of risk; 

• Demolition and construction traffic on the main road network, transporting materials and the 

workforce to and from the site; 

• Completed development road traffic emissions generated by residents, workers and visitors to the 

proposed development; 

• Completed development pollutant emissions associated with the energy plant;  

• The site’s suitability for residential use; 

• Impacts in relation to IAQM/EPUK Guidance on Planning for Air Quality for existing receptors; and 

• An air quality neutral assessment to demonstrate compliance with the Mayor of London’s Sustainable 

Design and Construction SPG. 

 As indicated in the Temporal Scope Section below, the main focus of the assessment has been the 

cumulative effect scenario where both the proposed development and the Homebase development are 

delivered.  

 Assessments of the scenario where only the proposed development is delivered in isolation without the 

respective Homebase development has been included within this ES to ensure the effects of the 

development subject of the application has been assessed. However, as the results of this scenario 

assessment gives rise to unrealistic results that do not reflect the factual reality of the delivery of the 

two schemes, the results are presented in a technical appendix. 

 Information regarding the demolition and construction works for the proposed development and specific 

activities, is presented in ES Chapter 5: Demolition and Construction Environmental Management of this 

Volume. Predicted demolition and construction traffic flows are presented in Table 8.16. 

 The predicted completed development traffic flow data and distribution of development traffic on nearby 

roads with residential receptors alongside is shown in Table 8.17 with the link identification shown in 

Figure 8.8.  

Spatial Scope 

 The study area comprises the site, the surrounding road network around the site where changes in the 

traffic volumes are anticipated (e.g. Syon Lane and A4). It also incorporates new and existing sensitive 

receptors located adjacent to these roads and proposed receptors within the site overlapping with the 

proposed demolition and construction phases. It encompasses the area where significant effects on air 

quality could arise from the proposed development. 

 No designated ecological sites or other sensitive ecological receptors have been identified within the 

study area.  

 The study area for the demolition and construction stage assessment is defined as up to 350 m from the 

site boundary for the assessment of demolition and construction dust emissions, as per the IAQM’s 

guidance on the assessment of dust from demolition and construction. 

Temporal Scope 

 The assessment has considered impacts arising during the demolition and construction period which are 

temporary in nature, and from the completed development stage which would be expected to be long 

term in nature, i.e. 10 years plus.  

26 Air Quality Consultants, 2014. Air Quality Neutral Planning Support Update: GLA80391. 
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 Demolition and construction works are programmed to commence in 2025 and would last for 

approximately 10 years. The anticipated year of opening for the fully completed development is 2035, 

with the earliest year of occupation in 2028 (Block H). 

 The worst-case demolition and construction trip generation is predicted to occur in 2028. Traffic data 

was provided for the following scenarios: 

• Scenario 1: Existing Baseline (2019); 

• Scenario 2: Future Baseline (2028); 

• Scenario 3: Future Baseline + Peak Construction Flows (assumes Homebase store on Syon Lane 

continues to operate); and 

• Scenario 4: Future Baseline + Cumulative Development+ Peak Construction Flows.   

 For the completed development, traffic data was provided for the following scenarios: 

• Scenario 1: Existing baseline (2019); 

• Scenario 2: Future baseline (2035); 

• Scenario 3: Future Baseline + Proposed Development (assumes Homebase store on Syon Lane 

continues to operate); and 

• Scenario 4: Future Baseline + Cumulative Development + Proposed Development. 

 Scenario 2 accounts for the future baseline with background growth derived from TfL’s London Highway 

Assignment (LoHAM) model including the cumulative schemes in ES Chapter 2, but excluding the 

Homebase development.  

 Scenario 3 considers the proposed development’s impacts in isolation vs the future baseline.  This means 

that the Homebase site will operate under the existing conditions and the on-site Tesco store will not be 

relocated.  

 Scenario 4 considers the proposed development’s impacts in the context (‘in combination with’) of the 

Homebase development vs the future baseline, as required by the LBH’s Scoping Opinion. This scenario 

assumes the Homebase development is granted planning permission concurrently with the proposed 

development and that controls are imposed through the grant of planning permission that the existing 

on-site Tesco store will be relocated to the Homebase site and that the existing on-site Tesco store is 

only demolished once the new store becomes operational at the Homebase site.  Therefore, at any point 

in time there will only ever be one Tesco store in operation between the two sites. 

 Scenario 4 is considered to be the most realistic scenario.  Accordingly, the impacts and effects of this 

scenario have been reported in this chapter. The impacts and effects for Scenario 3 are presented in 

Appendix 8.4: Modelling Methodology and Results including Scenario 3 Assessment for completeness. 

Baseline Characterisation Method 

Desk Study 

 In order to establish baseline air quality conditions in the study area, relevant monitoring data was 

reviewed and assessed. Data was obtained from the following sources: 

• Continuous and passive air quality monitoring conducted by LBH covering up to 2018 and reported 

in the 2019 Air Quality Annual Status Report (ASR)27;  

• National pollution maps published by Defra, covering the whole country on a 1x1 km grid28; and 

• Predicted air quality provided by the London Atmospheric Emissions Inventory (LAEI 2016)29. 

 
27 London Borough of Hounslow, 2019. Air Quality Annual Status Report For 2018. 
28 Defra, 2019. 2017 Based Background Maps for NOx, NO2, PM10 and PM2.5.  

 It was concluded that available air quality monitoring information for the site and study area was not 

sufficient enough to undertake this assessment. Therefore, an air quality monitoring study was 

undertaken at the site to establish current air quality conditions. 

Field Study 

 The air quality monitoring study was undertaken for a six-month period from August 2019 to February 

2020 and consisted of deploying two NO2 diffusion tubes at each of the five locations as shown in Figure 

8.1. In addition to allow bias-adjustment of the results, three tubes were also located at the LBH 

Brentford automatic monitor (HS5) (see Figure 8.1). The use of this site was agreed with the LBH air 

quality officer. The tubes were mounted at approximately 2 m above ground level on street furniture and 

changed every two weeks throughout the monitoring period.  

 

Figure 8.1: Ramboll Diffusion Tube Monitoring Locations 

 The recorded concentrations provide a reasonable assessment of existing air quality conditions in the 

study area for the exposure period but are not representative of the existing annual mean air quality. To 

allow comparison with the annual air quality objectives the data was bias corrected and annualised 

following the guidance set out in Defra’s LAQM.TG (16).  

 Further details are provided in Technical Appendix 8.3: Ramboll Monitoring Study in Volume 3. 

29 Greater London Authority, 2019. London Atmospheric Emissions (LAEI) 2016 [online]. Available at: https://data.london.gov.uk/dataset/london-

atmospheric-emissions-inventory--laei--2016 
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Assessment Method 
Methodology 

 Full details of both the demolition and construction and completed development stages assessment 

methodologies are provided in Technical Appendix 8.2: Air Quality Technical Appendix in Volume 3. 

Demolition and Construction Stage 

Dust Emissions 

 During the demolition and construction stage, the main potential effects are dust annoyance and locally 

elevated concentrations of PM10. The suspension of particles in the air is dependent on surface 

characteristics, weather conditions and on-site activities. Impacts have the potential to occur when dust 

generating activities coincide with dry, windy conditions, and where sensitive receptors are located 

downwind of the dust source. Separation distance is also an important factor as significant dust 

annoyance is usually limited to within a few hundred metres of its source. This is due to the rapid decrease 

in concentrations with distance from the source due to dispersion. 

 The assessment of potential construction dust impacts follows the guidance published by the IAQM on 

assessment of dust from demolition and construction. It recommends that the risk of dust emission 

magnitude is combined with the sensitivity of the area surrounding the site to determine the risk of dust 

impacts from construction and demolition activities. The risk of dust arising in sufficient quantities to 

cause annoyance and/or health impacts is determined using four risk categories: high, medium, low or 

negligible. Depending on the level of risk for each activity, appropriate mitigation is selected. 

 The assessment has been carried out in a number of steps: 

• Step 1: the need for a construction assessment was screened, based on the proximity of receptors; 

• Step 2: the risk of dust impacts was assessed taking into account the level of activity and the 

proximity of sensitive receptors; 

• Step 3: site specific mitigation integral to/embedded within the development proposals was reviewed 

and supplemented where necessary; and 

• Step 4: the significance of the dust effects, after applying the site-specific mitigation, was assessed. 

 The guidance recommends that no assessment of the significance of effects is made without mitigation 

in place, as mitigation is assumed to be secured by planning conditions, legal requirements or required 

by regulations.  

Traffic Emissions 

 Impacts from road traffic generated by the demolition and construction stage is typically assessed using 

a similar approach to that used for the operational traffic as detailed below within the Completed 

Development Stage.   

Completed Development Stage 

 The assessment has been carried out following the methodology outlined by the IAQM/EPUK guidance 

and has been detailed in the relevant sections below. It has been carried out in a number of stages: 

• First, existing air quality in the vicinity of the site was derived from a number of sources of baseline 

data;  

• Second, potential sources of air pollutants was identified and, where relevant, quantified;  

• Third, impacts of the identified emissions on existing air quality, arising as a result of the proposed 

development, was predicted and their significance evaluated; and  

 
30 https://www.cerc.co.uk/environmental-software/ADMS-Roads-model.html. 

31 Department for Environment Food and Rural Affairs. Emissions Factors Toolkit. https://laqm.defra.gov.uk/review-and-assessment/tools/emissions-

factors-toolkit.htm. 

• Finally, where necessary, proposals for mitigation have been proposed. 

Traffic Emissions 

 Prediction methods typically comprise modelling of air quality emissions to determine the likely changes 

to air quality due to local traffic emissions using the ADMS Roads30 (version 5) dispersion model. This 

model has been extensively validated against both field and laboratory data sets and against monitoring 

data in cities throughout the UK.  

 The model requires the user to provide various input data, including the Annual Average Daily Traffic 

(AADT) flow, the proportion of HDV, road characteristics (including road width and street canyon height, 

where applicable), and the vehicle speed.  

 In carrying out the assessment of operational traffic impacts, the scenarios described in the temporal 

scope section were considered. 

 Typically the model is run using appropriate and representative meteorological data. Traffic emissions 

are calculated using the Emission Factor Toolkit (EFT) v9, which utilises nitrogen oxides (NOx), PM10 and 

PM2.5 emission factors from the European Environment Agency COPERT 5 emission tool31. The traffic data 

is entered into the ADMS roads model, along with speed data to provide combined emission rates for 

each of the modelled road links. The predicted concentrations of roadside NOx are converted to roadside 

NO2 using the LAQM conversion calculator available from the Defra air quality website32. 

 The accuracy of the modelled concentrations are verified by comparing the concentrations predicted for 

the existing baseline scenario with monitored concentrations.  Where the model is observed to be under 

predicting the modelled concentrations are adjusted following the methodology outlined in LAQM TG(16).   

 To present a robust assessment and take account of uncertainties relating to future vehicle emissions, 

the future modelling scenarios typically use conservative emission factors and background levels 

combined with proposed development traffic data.  

Energy and Heating Plant Emissions 

 A screening assessment has been carried out of emissions from the energy and heating plant emissions 

to assess potential impacts on local air quality. 

 The screening exercise has been undertaken using the dispersion parameters in the Environment 

Agency’s guidance on air emissions risk assessment33. The guidance provides worst case dispersion 

parameters to predict the maximum ground level concentration for varying effective stack heights and 

the factors were derived from dispersion modelling studies. An effective stack height of zero metres has 

been used to estimate the maximum concentration that would result from a given pollutant release rate 

using the following formulae: 

• For annual average concentrations, the maximum concentration = 148 μg/m3/(g/s)* 

• For hourly average concentrations, the maximum concentration = 3900 μg/m3/(g/s) 

* = microgrammes per cubic metre per gram per second 

 An effective stack height of zero metres is ‘worst-case’ for the estimation of maximum concentrations as 

it assumes that the release occurs at ground level. 

 The emissions from the combustion equipment would be released as NOx. On a conservative basis it is 

assumed that 100 % of the release is NO2 for annual average concentrations and 50 % for hourly average 

concentrations. 

 In addition, four emergency safety generators would be located in separate buildings on the site. The 

generators would be tested for 30 minutes each month. Given their short period of operation, with total 

32 Department for Environment Food and Rural Affairs. NOx to NO2 calculator. https://laqm.defra.gov.uk/review-and-assessment/tools/background-

maps.html#NOxNO2calc 
33 Environment Agency, 2016. Guidance: Air emissions risk assessment for your environmental permit [online]. Available at: 

https://www.gov.uk/guidance/air-emissions-risk-assessment-for-your-environmental-permit 

https://www.cerc.co.uk/environmental-software/ADMS-Roads-model.html
https://laqm.defra.gov.uk/review-and-assessment/tools/background-maps.html#NOxNO2calc
https://laqm.defra.gov.uk/review-and-assessment/tools/background-maps.html#NOxNO2calc
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annual operating hours of six hours each, and the physical separation of the emission points, the 

modelling of emissions from these sources has been scoped out as there is no potential that the annual 

mean and hourly mean NO2 objectives would be exceeded.  

Site Suitability 

 An assessment has been carried out of the site’s suitability for residential use based on the site-specific 

monitoring that has been undertaken.  

Air Quality Neutral Assessment 

 The proposed development’s planning application area schedule was used as the basis for the air quality 

neutral assessment. A worst-case scenario, based on the interpretation of the most conservative 

emissions benchmarks use classes in the planning application area schedule, was adopted for this 

assessment.  

 The air quality neutral assessment was undertaken in accordance with the methodology presented in ‘Air 

Quality Neutral Planning Support Update: GLA80391’ guidance.  

Assessment Criteria 
 The criteria used to assess if an effect is significant or not, is set out in subsequent sub-sections. This 

has been determined by consideration of the sensitivity of the receptor, the magnitude of the impact and 

the scale of the effect. In determining the significance of an effect, consideration has been given to the 

duration of the effect, the geographical extent of the effect and the application of professional judgement.  

Receptor Sensitivity/Value Criteria 

Demolition and Construction Stage 

 The sensitivity of receptors has been classified as low, medium or high, in accordance with the IAQM 

guidance criteria set out in Table 8.2. 

Table 8.2: Receptor Sensitivity Criteria 

Sensitivity Criteria 

Low • The enjoyment of amenity would not reasonably be expected by users; or 

• The property would not reasonably be expected to be diminished in appearance, aesthetics 
or value by dust soiling; or 

• There is transient exposure, where the people or property would reasonably be expected 
to be present only for limited periods of time as part of the normal pattern of use of the 
land. 

Indicative examples include playing fields, farmland (unless commercially-sensitive 

horticultural), footpaths, short-term car parks and roads. 

Medium • The users would expect to enjoy a reasonable level of amenity, but would not reasonably 
expect to enjoy the same level of amenity as in their home; or 

• The first occupants moving into residential dwellings on a large phased housing 
development; or 

• The appearance, aesthetics or value of their property could be diminished by soiling; or 

• The people or property would not reasonably be expected to be present here continuously 
or regularly for extended periods as part of the normal pattern of use of the land. 

Indicative examples include parks and places of work. 

High • The users can reasonably expect enjoyment of a high level of amenity; or 

• The appearance, aesthetics or value of their property would be diminished by soiling; or 

• The people or property would reasonably be expected to be present continuously, or at 
least regularly for extended periods, as part of the normal pattern of use of the land. 

Indicative examples include dwellings, museums and other culturally important collections, 

medium- and long-term car parks and car showrooms. 

Completed Development Stage 

Human Health Air Quality Objectives 

 The Air Quality Objectives (AQOs) are the concentrations of pollutants in the atmosphere which can 

broadly be taken to achieve a certain level of environmental quality. The standards are based on the 

assessment of the effects on human health (including sensitive sub-groups) or ecosystems. In general, 

these are concentration limits, above which sensitive members of the public (e.g. children, the elderly 

and the unwell) might experience adverse health effects. Objectives are policy targets often expressed 

as maximum concentrations not to be exceeded either without exception or with a limited number of 

exceedances within a specified timescale. 

 For some pollutants, there is both a long-term (e.g. annual mean) objectives and a short-term (e.g. one 

hour mean) objectives. These periods reflect the varying impacts on health of differing exposures to 

pollutants. Long-term objectives are generally lower than short-term objectives owing to the chronic 

health effects associated with exposure to low concentrations of pollutants for longer periods of time. 

 The AQOs relevant for this assessment are presented in Table 8.3. 

Table 8.3: Human Health Air Quality Objectives 

Pollutant Time Period Objective 

NO2 Annual Mean 40 µg/m3 

1-hour mean 200 µg/m3 not to be exceeded more than 18 times a year 

PM10 Annual mean 40 µg/m3 

24-hour mean 50 µg/m3 not to be exceeded more than 35 times a year 

PM2.5 Annual Mean 25 µg/m3 (to be achieved by 2020) 

 There are no degrees of sensitivity of receptors to poor air quality, rather, the assessment is based on 

whether or not members of the public are likely to be present for the proposed averaging period of the 

objective. This is dependent on the land use at a particular location, i.e. the annual objective is applicable 

at residential, schools and hospitals, whilst the short-term objectives apply to locations where people are 

present for shorter periods such as commercial buildings, gardens, parks and shopping streets. 

Impact Magnitude Criteria 

Demolition and Construction Stage 

Dust Emissions 

 The criteria provided in the guidance produced by the IAQM was used to assess the potential risk of 

impacts to air quality from demolition and construction activity in the absence of mitigation during 

demolition and construction stage of the proposed development as outlined in Technical Appendix 8.2: 

Air Quality Technical Appendix in Volume 3. The methodology combines the magnitude of dust emissions 

together with the sensitivity of the receptor to identify low, medium or high risk of dust impacts in the 

absence of mitigation for the four stages of construction: demolition, earthworks, construction and 

trackout.  

Traffic Emissions 

 Where demolition and construction traffic flows increase determine that a quantitative assessment using 

dispersion modelling is required, the impact magnitude criteria outlined below for the Completed 

Development stage have been used. As indicated by the EPUK/IAQM guidance, professional judgement 

has been used to determine the overall significance of air quality effects.  
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Completed Development Stage 

Traffic and Energy and Heating Plant Emissions 

 The assessment of the proposed development’s impacts from traffic and energy and heating plant 

emissions on local air quality has used the approach developed by the IAQM/EPUK guidance, which 

considers the change in air quality as a result of a proposed development on existing and future receptors. 

The guidance has produced a matrix which is to be used to calculate the impacts at individual receptor 

locations, as shown in Table 8.4. It takes into account both the magnitude of change at each receptor 

and the resulting overall concentration. The absolute concentration of the receptor is also taken into 

consideration, i.e. if the receptor is close to or above the UK AQO level, marginal changes in magnitude 

may be determined to be moderate. However, if the receptor is less than 75 % of the UK AQO level 

marginal changes in magnitude may be determined to be negligible. 

Table 8.4: IAQM/EPUK Impact Descriptors for Individual High Sensitivity Receptors 

Long-Term Average 

Concentration at Receptor 

with Development 

Percentage (%) Change in Concentration Relative to  

Annual Mean Air Quality Objective (AQO) 

<1 2 – 5 6 – 10 >10 

75 % or less of AQO  Negligible Negligible Slight Moderate 

76 – 94 % of AQO Negligible Slight Moderate Moderate 

95 – 102 % of AQO Slight Moderate Moderate Substantial 

103 – 109 % of AQO Moderate Moderate Substantial Substantial 

110 % of more of AQO Moderate Substantial Substantial Substantial 

Notes: 

Where concentrations increase, the impact is described as adverse, and beneficial where it decreases.  
*% change rounded to nearest whole number. Where the % change is less than 0.5 % the impact will be Negligible. 

Site Suitability 

 For the assessment of site suitability, there is no impact criteria as the suitability of the site is judged on 

the basis of whether or not the relevant objectives outlined in Table 8.4 are met. In the event that 

predicted pollutant concentrations exceed the AQOs mitigation would be required to bring pollutant 

concentrations down to protect new receptors from poor air quality.   

Significance Criteria 

Demolition and Construction Stage 

Dust Emissions 

 Using the IAQM assessment methodology to identify the appropriate level of mitigation, and on the 

assumption that the identified mitigation measures are applied and are commensurate with the risk of 

potential dust impacts, the IAQM guidance indicates that that the residual effects during the construction 

stage would be not significant and would be temporary in nature.  

 Residual effects during the demolition and construction stage would either be short-term, i.e. less than 

a year in duration. 

Traffic Emissions 

 Where demolition and construction traffic flows increase determine that a quantitative assessment using 

dispersion modelling is required, the significance criteria outlined below for the Completed Development 

effects have been used. As indicated by the EPUK/IAQM guidance, professional judgement has been used 

to determine the overall significance of air quality effects.  

 
34 The London Air Pollution Planning and the Local Environment (APPLE) working group, Revised version January 2007, London Councils Air Quality and 

Planning Guidance 

Completed Development Stage 

Traffic and Energy and Heating Plant Emissions 

 For the effects of the traffic and energy centre emissions, the IAQM guidance states that the overall 

significance of the effect on air quality should be based on professional judgement, taking into account 

the predicted impacts at the modelled receptor locations and “…will need to take into account such factors 

as:  

• The existing and future air quality in the absence of the development; 

• The extent of current and future population exposure to the impacts; and 

• The influence and validity of any assumptions adopted when undertaking the prediction of impacts.” 

No assessment has been made of the degree of beneficial effect that would arise from the reductions in 

development traffic. 

 In addition, as requested by LBH consideration has been given to the significance criteria outlined in the 

London Councils Air Quality and Planning Guidance34 to determine the need for mitigation as detailed in 

Figure 8.2.  The level of mitigation is further defined by the Air Pollution Exposure Criteria (APEC) table 

provided in Figure 8.3.  

 

Figure 8.2: London Councils Significance Criteria 
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Figure 8.3: APEC Classes Defining Mitigation Recommendations 

Site Suitability 

 There are no criteria provided to judge the effects of traffic on proposed receptor locations as this is 

assessed on whether or not the objectives are met, as outlined previously. 

 By reference to the criteria presented in Table 8.5, the overall significance of the effect on local air quality 

is a binary judgement; i.e. the overall effect is either significant or it is not significant, and there are no 

degrees of significance of the overall effect. Moderate or substantial impacts may be considered to be a 

‘significant’ environmental effect, whereas negligible or slight impacts would be considered ‘not 

significant’. 

 In the case of air quality, completed development stage effects are expected to be long-term, i.e. to 

persist for more than five to ten years. 

Assumptions and Limitations 
 The assessment has relied on data provided by the LBH, Defra, LAEI and the monitoring programme 

undertaken by Ramboll (which was undertaken pre COVID-19 conditions), to characterise baseline 

conditions on the site. It has been assumed that third party data have been reported correctly and the 

instruments used have been calibrated. 

 The assessment of the air quality effects is based on a worst-case interpretation of the proposed 

development parameters. The demolition and construction stage and completed development stage 

traffic impacts have been considered and scoped out of detailed assessment using predicted traffic flows 

provided by the Applicant’s Transport Consultant as no increase in traffic is predicted to arise on any of 

the road links as a result of the proposed development. 

 For point sources screening results, it was assumed that 57 % of the total energy demand could be met 

by two boilers operating continuously all year round. An effective stack height of zero metres has been 

used to estimate the maximum concentration that would result from a given pollutant release rate with 

the assumption that 100 % of the release is NO2 for annual average concentrations and 50 % for hourly 

average concentrations. These are worst-case assumptions as the annual 57 % energy demand is likely 

to be met by less than 2 boilers operating continuously and less than 100 % of NOx will convert to NO2. 

Baseline Conditions 
Existing Baseline 

 The whole London Borough of Hounslow has been declared an Air Quality Management Area (AQMA) for 

exceedances of the annual mean NO2 objective concentrations.  

Air Quality Monitoring 

 The LBH operate both continuous automatic monitoring and passive diffusion tube monitoring of air 

quality at a number of locations within its jurisdiction. A summary of the closest and most representative 

monitoring locations is presented in Tables 8.5-8.8 and locations shown in Figure 8.4.  

 

Figure 8.4: London Borough of Hounslow Air Quality Monitoring Locations 
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Table 8.5: Existing Measured NO2 Concentrations (µg/m3) 

Site 

ID 
Location Type 

Distance  

to Site  

Annual mean (µg/m3) 

2014 2015 2016 2017 2018 

Automatic 

HS5 Brentford Roadside 1.4 km north-east 52.6 53.3 56.9 54 48 

Diffusion Tubes 

HS67 Busch Corner Roadside 745 m south-east 74.9 74.2 67.8 59.6 48.4 

HS68 Junction of 

Commerce Road 
Roadside 1.2 km east 51.7 52.1 52.2 43.8 36.5 

HS43 Glenhurst Road Roadside 1.4 km north-east 43.9 41.2 43.1 35.4 33.2 

Objective 40 

Notes: 

Exceedances of the NO2 annual mean objective of 40 μg/m3 are highlighted in bold.  

NO2 annual means in excess of 60 μg/m3, indicating a potential exceedance of the NO2 hourly mean objective are shown 

in bold and underlined. 

 The results of NO2 hourly mean (short-term) measured exceedances are presented in Table 8.6. 

Table 8.6: Existing Measured Exceedances of Hourly Mean NO2 Objective 

Site ID 
Number of Hours >200 (µg/m3) 

2014 2015 2016 2017 2018 

CT4 4 0 7 12 0 

Objective 18  

Notes: 

Exceedances of the NO2 short-term objective of 200 μg/m3 over the permitted 18 hours per year are highlighted in bold. 

 The results of the PM10 monitoring at HS5 are shown in Table 8.7.  

Table 8.7: Existing Measured PM10 Concentrations 

Site ID 2014 2015 2016 2017 2018 

Annual mean (µg/m3) 

HS5 31.9 31.1 30.7 28 26.0 

Objective: 40 

Number of 24-hours exceeding 50 µg/m3 

HS5 42 30 28 24 4 

Objective 35 

Notes: 

Exceedances of the PM10 short-term objective of 50 μg/m3 over the permitted 35 days per year are highlighted in bold. 

 The results of the PM2.5 monitoring at HS5 are shown in Table 8.8.  

 

 

 

 

Table 8.8: Existing Measured PM2.5 Concentrations 

Site ID 2014 2015 2016 2017 2018 

Annual mean (µg/m3) 

HS5 - - - 14 13 

Objective 25 

Predicted Concentrations 

 Predicted air quality concentrations at the site have been extracted from the latest available LAEI for 

NO2, PM10 and PM2.5 and is provided in Figures 8.5-8.7. These maps are referenced against 2016 

monitored data.  

 

Figure 8.5: LAEI Annual Mean NO2 Concentrations 
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Figure 8.6: LAEI Annual Mean PM10 Concentrations 

 

Figure 8.7: LAEI Annual Mean PM2.5 Concentrations 

Assessment of Monitoring and LAEI Data 

 All roadside monitoring locations within the study area recorded exceedances of the annual mean NO2 

AQO) over the monitoring period, apart from at HS43 in 2017 and 2018 and HS68 in 2018, where 

recorded concentrations were below the annual mean NO2 NAQO. 

 Annual mean concentrations recorded at HS67 have been in exceedance of 60 µg/m3 from 2014 to 2017, 

indicating a potential exceedance of the short-term NO2 objective. 

 Exceedances of the 1-hour limit concentration were recorded at the HS5 roadside site during 2014, 2016 

and 2017; however, the objective allows for up to 18 exceedances of the 200 µg/m3 limit in any given 

year, therefore the objective was met in all five monitoring years presented.  

 Ground level air quality concentrations predicted by the LAEI suggests exceedance of relevant AQO close 

to the main road network including the A4, and the B454 although concentrations would be expected to 

decrease to within relevant objectives over the majority of the site. 

 Measured PM10 and PM2.5 concentrations have been below the annual and 24-hour mean objectives, 

except in 2014, when the short-term objective of PM10 was exceeded. 

 For all monitoring sites, lower annual mean concentrations were recorded in 2018 compared with those 

recorded in previous years.  

 The LBH monitoring locations are located in close proximity to the main road network and are therefore 

not representative of site conditions. The closest monitoring is located 745 m south at the junction of 

the A310 and A315 with other local monitoring clustered around the A4. Site specific concentrations are 

expected to be lower than those values presented in Tables 8.5-8.8. 

Ramboll Monitoring Study 

 A six month monitoring study was undertaken in order to provide information on existing air quality 

within the study area. The monitoring study was primarily designed to provide data with which to verify 

the air quality model. As such monitoring locations were chosen adjacent to the main roads in the study 

area. The monitoring sites were all located on street furniture close to the road network and therefore 

do not represent locations of relevant public exposure (residential properties); or locations where the 

AQOs apply. These locations were agreed in consultation with the LBH. 

 Table 8.9 presents measured annual mean NO2 concentrations. The results have been adjusted to an 

annual mean and bias adjusted (see Technical Appendix 8.3: Ramboll Monitoring Study in Volume 3 for 

further details on the monitoring study and annualisation). 

Table 8.9: Ramboll Measured Annual Mean NO2 Concentrations 

Diffusion Tube Annual Mean (µg/m3) 

A4 29.9 

Syon Lane – front of Gillette building 31.8 

Syon Lane – opposite Tesco store 33.2 

Grant Way – open space 27.4 

MacFarlane Lane 25.7 

Objective 40 

 Measured concentrations are all well below the objectives. Concentrations are also well below 60 µg/m3, 

indicating that the hourly mean objective is unlikely to be exceeded. 



St Edward Homes Limited 
Osterley Tesco 

Volume 1: Environmental Statement Main Report 
Chapter 8: Air Quality 

 

1620006465 Issue: Final      8-11 RAMBOLL 

 

Defra Predicted Background Maps 

 Background concentrations are those levels that would be observed away from specific air pollution 

sources such as roads and industry. Defra provides modelled predictions of background concentrations 

of air pollutants over the whole of the UK with a grid resolution of 1 km2.  

 Table 8.10 details the NO2, PM10 and PM2.5 background levels at the site for 2018.  

Table 8.10: DEFRA 2018 Annual Mean Background Concentrations (µg/m3) 

Year Grid Reference (x, y) NO2 PM10 PM2.5 

2018 
515500, 177500 24.0 16.5 11.5 

516500, 177500 26.6 18.5 13.4 

Objective 40 40 25 

 The background concentrations are well below the relevant objectives for all pollutants. 

Future Baseline 
 Air quality at background and roadside locations is expected to improve in future years due to the gradual 

renewal of the vehicle fleet with less polluting and more efficient models. National policies such as the 

intention to ban new combustion engine private vehicle sales by 2035 will hasten and enforce this 

process. London specific policies such as the Ultra Low Emission Zone and Zero Emission Zone will further 

encourage vehicle fleet renewal in London. 

 Roadside air quality will gradually improve with time, as the impacts of national and London policies and 

the natural fleet renewal process proceeds. 

 Table 8.11 provides the projected NO2, PM10 and PM2.5 background levels at the site for 2025, when 

construction is due to start and in 2028 when the peak construction flows are expected. The background 

concentrations are all below the relevant objectives and confirm an expected decrease in background 

concentrations between 2018 and 2025 with further reductions by 2028 for NO2. 

Table 8.11: DEFRA 2025 Annual Mean Background Concentrations (µg/m3) 

Year Grid Reference (x, y) NO2 PM10 PM2.5 

2025 
515500, 177500 18.1 15.2 10.5 

516500, 177500 20.2 17.4 12.6 

2028 

 

515500, 177500 16.8 15.2 10.5 

516500, 177500 18.8 17.4 12.5 

Objective 40 40 25 

Existing Sensitive Receptors 
 The site is located in a populated area, with numerous sensitive receptors located in the study area. 

Those receptors most sensitive to air quality are residential properties along the north-western boundary 

of the site, McFarlane Lane and Syon Lane where the annual mean objectives would apply. Commercial 

(adjacent Sky campus and Gillett Building Studios) and amenity uses are less sensitive to air quality and 

the short-term AQOs would apply at these locations.  

Future Sensitive Receptors 
 It is understood that the Bolder Academy will be completed and operational by the time that the proposed 

development’s demolition and construction works commence in 2025.   

 The proposed development would result in the introduction of new residential receptors through phased 

occupancy (first occupation occurring in 2028 in Block H) across the site. 

Assessment of Effects 
Demolition and Construction Effects 

 In the absence of mitigation, there are two potential significant sources of emissions that could affect air 

quality during demolition and construction stage: 

• coarse and fine dust from construction activities; and 

• exhaust emissions from demolition and construction related traffic.  

 There are numerous off-site residential properties within 350 m of the site and within 50 m of the routes 

proposed to be used by demolition and construction traffic; therefore, using IAQM’s guidance, a detailed 

assessment of demolition and construction impacts is required. 

Dust Emissions 

Risk Assessment 

 Using the evaluation criteria within the IAQM's guidance, the potential dust emission magnitude has been 

identified for each stage of the proposed development as shown in Table 8.12 based on information 

presented in ES Chapter 5: Demolition and Construction Environmental Management in this Volume. 

Table 8.12: Dust Emission Impact Magnitude for Proposed Development Works 

Activity Dust Emission 

Magnitude  

Justification 

Demolition  Large All existing buildings together with any below ground structures and 

foundations would be demolished across the site. The total building 

volume greater is estimated to be greater than 50,000 m3. Potential 

dusty construction material (e.g. concrete). 

Earthworks Large Total site area greater than 10,000 m2 (1 hectare). 

Construction Large The proposed development would have a total estimated construction 

volume of over 100,000 m3.  

Trackout Medium Maximum HDV movements over the course of the worst-case phase 

would be up to 50 HDV outward movements per day. Unpaved road 

length would be between 50-100 m. 

 The closest sensitive receptors to construction activity within 350 m of the site would be residential 

properties along the north-western boundary of the site, McFarlane Lane and Syon Lane, as well as the 

Bolder Academy in the north. The residential properties are considered to be a high sensitivity receptors. 

By assessing the most sensitive residential properties, the school and commercial properties have been 

accounted for. 

 The next stage of the process is to define the sensitivity of the assessment area to dust soiling and 

human health impacts. This process combines the sensitivity of the receptor with the distance from the 

source to determine the overall sensitivity. The sensitivity of the area to dust impacts (taking into account 

distance to construction activity) is provided in Table 8.13. 
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Table 8.13: Sensitivity of Study Area to Dust Impacts 

Sensitivity to Dust Soiling Sensitivity to Human Health Impacts 

High: More than 100 existing residential receptors 

located within 20 m of the site; first occupants 

within the site overlapping with demolition and 

construction phases. 

 

High: More than 100 residential properties within 

20 m of the site boundary and its trackout routes. 

PM10 concentrations from local roadside monitoring 

was 26 µg/m3 in 2018 (HS5, see Table 8.7). 

However, concentrations at the site are expected to 

be lower at the time construction begins in 2025. 

 The dust emission magnitude determined in Table 8.12 has been combined with the sensitivity 

assessment in Table 8.13 to define the risk of impacts for each stage of the proposed development works 

in the absence of mitigation, as shown in Table 8.14.  

Table 8.14: Risk of Dust Impacts in the Absence of Mitigation at Proposed Development 

Sensitivity of Study 

Area 

Dust Emission Magnitude for Each Phase of Works 

Demolition 

(Large) 

Earthworks 

(Large) 

Construction 

(Large) 

Trackout 

(Medium) 

Dust Soiling (High) High Risk High Risk High Risk Medium Risk 

Human Health (High) High Risk High Risk High Risk Medium Risk 

 Therefore, using professional judgement, the overall risk of dust impacts in the absence of mitigation 

has been assessed as being High. 

Embedded Mitigation and Standard Good Practice 

 The control of dust and construction traffic emissions from a demolition and construction site relies upon 

good site management and mitigation techniques to reduce emissions of dust and limit dispersion. A 

summary of the mitigation measures recommended in the Mayor of London’s ‘Control of Dust and 

Emissions during Construction and Demolition SPG’ to reduce impacts from high risk sites is provided 

Table 8.15. These measures would be adopted by the proposed development. 

 The mitigation measures for both direct impacts and those from traffic would be detailed within the site's 

CEMP, which would be secured by means of an appropriately worded planning condition and submitted 

to the LBH prior to works commencing on site. The CEMP would also include mitigation measures to 

minimise impacts from HDV traffic and non-road mobile machinery (NRMM) associated with the proposed 

works on the site. It is noted that these measures have already been accounted for in ES Chapter 5: 

Demolition and Construction Environmental Management of this Volume. 

Table 8.15: Dust Mitigation Measures for High Risk Sites 

Phase Mitigation Measure 

Communications • Display name and contact details of responsible person for dust issues on the site 

boundary (e.g. hoarding) in addition to head/regional office contact information. 

• Display the head or regional office contact information. 

Dust 

Management Plan 

• Develop and implement a Dust Management Plan (DMP) which would be included 

as part of the CEMP, to be conditioned and approved by the LBH. 

Site Management • Record all complaints and incidents in a site log.  

• Take appropriate measures to reduce emissions in a timely manner, and record the 

measures taken within the log.  

• Make the complaints log available to the LBH if requested.  

 
35 Mayor of London, 2020. Pollution and Air Quality: Non-Road Mobile Machinery Register [online]. Available: https://www.london.gov.uk/what-we-

do/environment/pollution-and-air-quality/non-road-mobile-machinery-register/login 

Table 8.15: Dust Mitigation Measures for High Risk Sites 

Phase Mitigation Measure 

• Record any exceptional dust incidents on- or off-site. 

• Hold regular liaison meeting with other high-risk construction sites within 500 m. 

Monitoring • Undertake daily on and off-site visual inspections where there are nearby 

receptors.  

• Carry out regular inspections to ensure compliance with the DMP and record results 

in the site logbook.  

• Increase the frequency of inspections during activities with a high potential to 

create dust or in prolonged dry weather. 

• Confirm with the LBH if dust deposition, dust flux, or real-time PM10 continuous 

monitoring is required. However, given that predicted PM10 within the study area 

are well below the objective, exceedances of the PM10 objectives at relevant 

receptors are unlikely and therefore a real-time monitoring programme is not 

considered to be required. 

Preparing and 

Maintaining the 

Site 

• Plan site layout to locate dust generating activities as far as possible from 

receptors.  

• Use solid screens around dusty activities and around stockpiles.  

• Avoid site runoff of water and mud.  

• Fully enclose the site or specific operations where there is a high potential for dust 

production and the site is active for an extensive period.  

• Keep site fencing barriers and scaffolding clean using wet methods.  

• Remove dusty materials from site as soon as possible.  

• Minimise emissions from stockpiles by covering, seeding, fencing or damping down. 

Operating Vehicle/ 

Machinery and 

Sustainable Travel 

• Ensure all NRMM comply with the standards set in the Mayor of London’s Control of 

Dust and Emissions During Construction and Demolition SPG. 

• Include a statement of compliance with the GLA’s NRMM Low Emission Zone 

emissions requirements as set out in the Control of Dust and Emissions during 

Construction and Demolition SPG, within the air quality section of the CMP.  

• Site manager to maintain a list of all on-site NRMM using the GLA's NRMM London 

database35. 

• Enforce an on-site speed limit of 15 mph on surfaced roads and 10 mph on 

unsurfaced areas. 

• Ensure vehicles switch of engines when stationary. 

• Avoid use of generators where possible. 

• Produce a Construction Logistics Plan (CLP) to manage the sustainable delivery of 

goods and materials.  

• Implement a Travel Plan that supports and encourages sustainable travel. 

Operations • Only undertake cutting, grinding or sawing equipment with suitable dust 

suppression equipment or techniques. 

• Ensure adequate water supply for effective dust and particulate matter 

suppression. 

• Use enclosed chutes, conveyors and covered skips. 

• Minimise drop heights of materials. 

• Ensure suitable cleaning material is available at all times to clean up spills. 
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Table 8.15: Dust Mitigation Measures for High Risk Sites 

Phase Mitigation Measure 

Waste 

Management 

• Avoid bonfires. 

• Avoid explosive blasting using appropriate manual or mechanical techniques.  

• Bag and remove any biological debris. 

Measures Specific 

to Demolition 

• Soft strip buildings before demolition. 

• Ensure effective water suppression during demolition. 

• Avoid explosive blasting, using appropriate manual or mechanical alternatives. 

• Bag and remove any biological debris or damp down such material before 

demolition. 

Measures Specific 

to Construction 

• Ensure aggregates are stored in bunded areas and are not allowed to dry out.  

• Avoid concrete scabbling where possible.  

• Ensure bulk cement and other fine powder materials are delivered in enclosed 

tankers and stored in silos. 

• For smaller supplies of fine powder materials ensure bags are sealed after use and 

stored appropriately to prevent dust. 

Measures Specific 

to Trackout 

• Use water-assisted dust sweepers to clean access and local roads. 

• Avoid dry sweeping of large areas. 

• Ensure vehicles entering and leaving the site are appropriately covered. 

• Record inspections of haul roads in site log, including any remedial action taken. 

• Implement a wheel washing system. 

• Ensure there is an adequate area of hard surfaced road between the wheel wash 

facility and the site exit. 

• Access gates to be located at least 10 m from the receptors where possible. 

Measures Specific 

to Earthworks 

• Re-vegetate earthworks and exposed areas / soil stockpiles to stabilise surfaces as 

soon as practicable. 

• Use Hessian, mulches or trackifiers where it is not possible to re-vegetate or cover 

with topsoil. 

• Only remove the cover in small areas during work and not all at once. 

Significance of Dust Emissions 

 The IAQM guidance recommends that no assessment of the significance of demolition and construction 

stage effects is made without mitigation in place. With the implementation of the CEMP and measures 

outlined in ES Chapter 5: Demolition and Construction Management (of this Volume), the construction 

and demolition dust and vehicle emissions effects in the area are considered to be direct, medium term, 

temporary Slight Adverse and Not Significant.  

Traffic Emissions 

 Vehicle movements associated with access, demolition and construction would vary through the 

construction programme, with short periods of peak HDV movements mainly associated with excavation 

works and the delivery of materials.  

 Construction is due to start in 2025 at which point the existing Tesco store trips would be removed from 

the highway network, with only the petrol filling station remaining operational on the site.  

 The peak number of HDV movements construction period would arise in 2028 (when the petrol filling 

station is no longer operational on-site) and result in a maximum of 69 two-way movements per day 

 
36 Institute of Air Quality Management (IAQM) and Environmental Protection UK (EPUK), 2017. Land-Use Planning & Development Control: Planning for 

Air Quality. 

(i.e. 69 in and 69 out). This would predominantly comprise the majority of the works period where piling, 

substructure, superstructure, façade and fit out would be occurring concurrently to separate phases of 

the proposed development. When averaged over 24 hours and 7-day period for the whole ten year 

construction period, the demolition and construction HDV daily movements would be an average of 31 

two-way movements per day. This is above the IAQM and EPUK Land Use and Planning guidance36 

threshold of 25 movements per day within an AQMA and therefore requires assessment.  

 For the demolition and construction stage, the following traffic data was provided for Scenario 4, when 

the peak construction traffic is expected: 

• 2028: Peak Proposed Development Traffic; 

− Demolition, and Construction of Blocks A, B and H; 

− Relocated Tesco store is complete and fully operational on the Homebase site; and 

− Tesco Petrol Filling Station no longer operational. 

 The worst-case traffic flows for 2028 assessed in this chapter, are presented in Table 8.16 and the link 

ID in Figure 8.8. 

Table 8.16: Peak Demolition and Construction Stage Traffic Data 

Link 

ID* 

AADT 

2028 Baseline  

(Scenario 2) 

2028 With Peak Demolition 

and Construction  

(Scenario 4) 

2028 Change (+/-) 

Resulting from 

Development 

1 22,109 21,932 -178 

2 10,820 10,643 -178 

3 14,555 14,378 ‐178 

4 19,448 18,916 ‐533 

5 22,895 22,359 ‐535 

6 52,378 51,742 ‐636 

7 43,224 42,866 ‐359 

8 28,025 24,146 ‐3,879 

9 22,406 18,528 3,879 

10 21,171 20,647 ‐-524 

11 3,672 3,659 ‐13 

* Link ID shown in Figure 8.8 

 The reduction of operational traffic as a result of the existing Tesco store’s relocation, including the traffic 

generated by the relocated Tesco store on the Homebase site, outweighs the increase in vehicle 

movements associated with construction, resulting in an overall removal/reduction of traffic from the 

network.  

 The results of the demolition and construction stage modelling are presented in Appendix 8.4: Modelling 

Methodology and Results including Scenario 3 Assessment.  

 Together with the implementation of a CEMP, the demolition and construction stage vehicle movement 

effects on human health receptors in the study area are considered to be direct, medium term, temporary 

Negligible Beneficial and Not Significant. 
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Figure 8.8: Traffic Link ID 

Completed Development Effects 
Traffic Emissions  

 Table 8.17 illustrates that once completed and operational, traffic emissions from the proposed 

development are not expected to give rise to significant impacts on air quality. Due to the removal of 

the petrol filling station and relocation of the existing Tesco store to a smaller site with less parking (i.e. 

625 existing spaces down to 400 at the new Homebase development), the proposed development, in 

combination with the relocated trips to the Homebase site, results in a reduced number of net trips 

compared to the current site use.   

Table 8.17: Completed Development Traffic Data 

Link 

ID* 

AADT 

2035 Baseline 

(Scenario 2) 

2035 with Cumulative 

Development and Proposed 

Development 

(Scenario 4) 

2035 Change (+/-) 

Resulting from 

Development 

1 22,401 22,323 -78 

2 10,924 10,846 -78 

3 14,690 14,612 -78 

4 19,510 19,277 -234 

5 23,014 22,778 ‐236 

Table 8.17: Completed Development Traffic Data 

Link 

ID* 

AADT 

2035 Baseline 

(Scenario 2) 

2035 with Cumulative 

Development and Proposed 

Development 

(Scenario 4) 

2035 Change (+/-) 

Resulting from 

Development 

6 52,654 52,280 ‐374 

7 43,830 43,678 ‐152 

8 28,675 24,750 -3,924 

9 22,866 18,942 -3,924 

10 21,588 21,149 ‐439 

11 3,672 3,659 -13 

* Link ID shown in Figure 8.8 

 The results of the operational stage traffic modelling are presented in Appendix 8.4: Modelling 

Methodology and Results including Scenario 3 Assessment. 

 The proposed development would have a beneficial impact on local air quality in comparison.  Based on 

professional judgement, the effect would be direct, long term, permanent, Negligible Beneficial and 

Not Significant.  

Energy and Heating Plant Emissions 

 It is proposed that hot water and heating demand for the proposed development would be met using a 

communal heat pump network with four back-up Evo-Mod 1000 natural gas fuelled boilers. Each boiler 

is 930 kW (kilowatts) and has a NOx (nitrogen oxide) emission rate of 39.7 mg/kWh (milligrams per 

kilowatt hours). Whilst four boilers are installed to meet the energy demands of the building, the current 

proposed strategy is for heat pumps to provide 57 % of heat, with the boilers providing the remaining 

demand. Four boilers would only operate in the event of failure of the heat pumps and on the coldest 

winter days. 

 In addition, four emergency safety generators would be located in separate buildings on the site. The 

generators would be tested for 30 minutes each month. Given their short period of operation, with total 

annual operating hours of six hours each, and the physical separation of the emission points, annual 

mean and hourly mean NO2 objectives would not be exceeded.   

 Based on the Environment Agency’s worst-case dispersion parameters for a zero effective stack height, 

the maximum annual average NO2 concentration assuming two boilers operate continuously all year 

round is 3.0 µg/m3 assuming 100 % conversion of NOx to NO2. This concentration would occur in vicinity 

of exit point of the exhaust stack given the assumption of zero effective stack height, and at the top of 

the roof of the building. The maximum predicted hourly average NO2 concentration assuming all four 

boilers operate continuously all year round is 80.0 µg/m3 assuming 50 % conversion of NOx to NO2. 

 As the predicted concentrations would occur in the vicinity of the release point above the roof of the 

building, then ambient pollutant concentrations will be at background levels. Based on the data presented 

in Table 8.12 for 2025, for annual mean NO2 the background concentration is 20.2 µg/m3, and assuming 

that hourly mean background concentrations are double the annual mean, the hourly mean background 

concentration would be 40.4 µg/m3. The predicted environmental concentrations would therefore be 23.2 

µg/m3 and 120.4 µg/m3 for the annual mean and hourly mean respectively. 

 These screening concentrations have been confirmed through detailed modelling at ground and elevated 

receptor locations within the proposed development as reported in Table 4.10 of Technical Appendix 

8.4.The predicted annual mean concentration is well below the objective of 40 µg/m3. Similarly, the 
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hourly mean concentration is well below the objective of 200 µg/m3. The energy centre emissions 

therefore do not change the site suitability assessment. 

 For off-site receptors, the IAQM guidance indicates that the assessment of the significance of boiler plant 

emissions should be based on consideration of the annual mean impacts. The emissions from the energy 

centre have been included along with the traffic emissions within the predicted modelling for the with 

development scenarios (scenarios 3 and 4) reported in Technical Appendix 8.4. This has demonstrated 

that the combined impact of traffic and energy plant emissions direct, long term, permanent, Negligible 

Beneficial at all off-site receptors.    

 It is therefore considered that emissions from energy plant associated with the proposed development 

would have a direct, long term, permanent, Negligible effect on air quality at existing and future off-

site receptor locations. The overall air quality effect would be Not Significant.  

Site Suitability   

 The NO2, PM10 and PM2.5 concentrations measured at the site as part of the Ramboll monitoring study 

confirm that concentrations are all below the AQOs. Pollutant concentrations at background and roadside 

locations are predicted to decrease in future years due to the gradual improvement in vehicle emissions 

as a result of the introduction of new technologies and stringent emission standards. Concentrations at 

the site would be expected to remain below AQO levels as potential increases in road traffic volume would 

be more than offset by the gradual renewal of the road transport fleet with less polluting models. 

 The site is therefore considered to be suitable for the proposed (residential) development without the 

need for specific mitigation in relation to air quality impacts. The effect of local air quality on site 

suitability is considered to be direct, long term, permanent and Not Significant. 

Air Quality Neutral Assessment 

 The Mayor of London’s Sustainable Design and Construction SPG, indicates that for all new major 

developments, an assessment should be undertaken to demonstrate whether the proposed development 

would meet the relevant air quality neutral emission benchmarks as detailed in the Air Quality Neutral 

Guidance37 and thus can be considered as ‘air quality neutral’. Where a development cannot meet the 

emission benchmarks, additional mitigation may be required either on or off-site to reduce the air quality 

impacts. The ‘air quality neutral’ benchmarks are specified in Technical Appendix 8.2: Air Quality 

Technical Appendix in ES Volume 3. 

Building Emissions 

 The proposed development’s area schedule has been used as the basis for the air quality neutral 

assessment, based on the interpretation of the most conservative emissions benchmarks use classes.  

 Under the recent changes to the Use Classes Order38 (taking effect as of 1 September 2020), the previous 

proposed breakdown of use classes A1-A4, B1, D1 and D2 for the proposed development is no longer 

applicable, as these uses have been merged into the new Class E. However, the air quality neutral 

assessment guidance does not account for the new Class E,  which incorporates diverse uses that can 

have different emission benchmarks. Therefore, for the purposes of the building emissions air quality 

neutral assessment, the worst-case combination of the minimum flexible non-residential floorspace with 

the  lowest benchmark (A1) has continued to be used. This is presented in Table 8.18.  

 
37 Air Quality Consultants and Environ, April 2014, Air Quality Neutral Planning Support Update: GLA 80371 
38 https://www.legislation.gov.uk/uksi/2020/757/made 

Table 8.18: Air Quality Neutral Assessment - Building Emissions 

Class Description 
Gross Internal 

Area (GIA) (m2) 

NOx 

Benchmark 

(g/m2) 

Estimated  

Development 

NOx Emission 

(kg/annum) 

Class E (assumed 

A1/B1/D1/D2*) 

Non-residential floospace 

comprising commercial, 

business and service space 

3,000 22.6 67.8 

Class C3 Residential Dwellings 146,700 26.2 3,843.5 

Total building emission benchmark (BEB) 150,400 N/A 3,911.3 

Total predicted development building emission (kg/annum) assuming 2 boilers 

operating 24 hours per day 

646.9 

Difference between predicted development building emission and BEB -3,264.5 

(-83%) 

* The benchmark for A1 has been used for all non-residential areas resulting in the lowest worst-case benchmark 

 

Transport Emissions 

 The Transport Emission Benchmarks (TEB) specified by the guidance are based upon the number of car 

trips generated by a land use class together with its associated trip length and vehicle emission rates. 

These TEBs are specific to Outer London where that the site is located in, to accurately represent 

transport patterns. 

 The air quality neutral calculations for transport emissions for the proposed development are presented 

in Tables 8.19 and 8.20. The site’s non-residential offer would operate car free39 and therefore it is not 

anticipated that the other land uses would generate car trips in their own right. The proposed 

development air quality neutral transport emissions have been based on residential use trip generation 

including both the residential traffic and servicing.  

Table 8.19: Proposed Development Land use/Class and Trip Generation 

Class No. Dwellings Trips/Day Trips/Annum 

Class C3 1,677 1,405 512,825 

 A comparison between the developments’ benchmarked and total emissions are show in Table 8.20.  

Table 8.20: Air Quality Neutral - Transport Emissions 

Class 

Benchmarked  

Emissions kg/annum 

Proposed Development 

Emissions kg/annum  

Comparison to 

Benchmarked Emissions 

kg/annum   

NOx PM10 NOx PM10 NOx PM10 

Class C3 2,604.4  447.8  2,063.7  354.3  -540.7  

(-21%) 

-93.5 

(-21%) 

* The benchmark for B1 has been used for all commercial areas resulting in the lowest benchmark  

 The information provided in Tables 8.19 and 8.20 indicates that the proposed development would 

comfortably meet the air quality neutral transport related benchmarks.  

39 Royal HaskoningDHV, July 2020. Osterley Place Tesco, Osterley Site, TW7 5NZ Transport Assessment. Reference: 

PB9283-RHD-ZZ-XX-RP-R-0009-S3-P01.2 
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 It is therefore concluded that the proposed development can be considered air quality neutral for both 

building and transport emissions.  

London Council’s Air Quality and Planning Guidance 

 Using the London Councils air quality and planning guidance significance criteria, as requested by the 

LBH, the site is located within an AQMA and would introduce new receptors, as a result air quality is 

considered to be a highly significant consideration and therefore mitigation measures should be 

considered to minimise impacts on air quality.  The site is considered to lie within APEC A where existing 

pollutant concentrations are greater than 5 % below relevant objectives.  For these sites the guidance 

indicates that there is “no air quality ground for refusal: however mitigation of any emissions should be 

considered”. 

 A Residential Energy Strategy and a Non-Residential Energy Strategy are accompanying the application 

and demonstrates how the proposed development would use passive and low energy design technologies 

to reduce baseline energy demand and CO2 emissions followed by the application of low and zero carbon 

technologies. The proposed development would use low emission ASHP network with gas back-up boilers 

to provide space heating and hot water. Emissions from the energy centre would be discharged through 

raised stacks above the roof level of the 14 storey building (Block H). This would ensure adequate 

dispersion of emissions from the energy centre stacks. Following London planning guidance, the boilers 

would be ultra low emissions with emission rates of less than 40 milligrams of NOx per kilowatt hour.  

 In addition to the above, the proposed development would promote the use of more sustainable modes 

of transport by means of the following embedded mitigation: 

• Up to 400 parking spaces with a minimum of 20 % active electric vehicle charging points, with the 

remaining car parking spaces to be passive electric vehicle charging points;  

• Intend to Publish London Plan compliant cycle parking space provisioning;  

• Improved pedestrian routing through the site; and 

• Travel Plans prepared for residential and commercial uses. 

Assessment of Residual Effects 
Additional Mitigation 
Demolition and Construction Stage 

 No additional mitigation is required. 

Completed Development Stage 

 The air quality neutral assessment had concluded that the proposed development would meet both the 

buildings and transport emissions benchmark. As such, no further mitigation is required. 

 Air quality objectives are expected to be met at on-site sensitive receptors during operation. Accordingly, 

no additional mitigation measures would be required to protect residential occupants from poor air 

quality.  

Enhancement Measures 
 No enhancement measures are proposed in respect of air quality. 

Demolition and Construction Residual Effects 
 With appropriate mitigation in place the residual effect of demolition and construction stage effects (dust 

and traffic emissions) remain as reported in the assessment of effects section: 

• Direct, medium term, temporary Slight Adverse and Not Significant for demolition and 

construction dust emissions; and 

• Direct, medium term, temporary Negligible Beneficial and Not Significant for demolition and 

construction traffic emissions. 

Completed Development Residual Effects 
 The conclusions remain as reported in the assessment of effects section. 

• Direct, long term, permanent Negligible Beneficial and Not Significant for completed 

development traffic emissions; 

• Direct, long term, permanent Negligible Adverse and Not Significant for completed development 

energy centre emissions; and 

• Air quality objectives are expected to be met at on-site sensitive receptors and therefore the site is 

suitable for residential use.  The effect of local air quality on site suitability is Not Significant. 

 The proposed development can be considered air quality neutral for both building and transport 

emissions.  

Summary of Residual Effects 
 Table 8.21 provides a tabulated summary of the outcomes of the air quality assessment of the proposed 

development.  

Table 8.21: Summary of Residual Air Quality Effects 

Receptor 
Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect ** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

IR 

St 

Mt 

Lt 

Demolition and Construction 

Existing Off-site 

Human Health 

and Amenity  

Dust Soiling and PM10 

due to demolition and 

construction works 

None 

required 

Slight                 

(not significant) 

- D T R Mt 

Existing Off-site 

Human Health  

NO2, PM10 and PM2.5 

due to vehicle 

emissions 

None 

required 

Negligible             

(not significant) 

+ D T R Mt 

Completed Development 

Existing Off-site 

Human Health 

NO2, PM10 and PM2.5 

effects due to vehicle 

emissions  

None 

required 

Negligible            

(not significant) 

+ D P IR Lt 

Existing Off-site 

Human Health  

NO2 due to plant and 

energy centre 

emissions  

None 

required 

Negligile Adverse                        

(not significant) 

- D P IR Lt 

Future On-site 

Human Health 

and Amenity 

Site suitability for 

residential use 

None 

required 

Suitable                

(not significant) 

N/A D P IR Lt 

Notes: 

* - = Adverse/ + = Beneficial/ +/- Neutral; D = Direct/ I = Indirect; P = Permanent/ T = Temporary; R=Reversible/ IR= 

Irreversible; St- Short term/ Mt –Medium term/ Lt –Long term. 

**Air Quality Effects are binary, either significant or not significant. 
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Cumulative Effects 
Intra-Project Effects 

 As explained in ES Chapter 2: EIA Process and Methodology, intra-project cumulative effects are 

discussed in ES Chapter 12: Cumulative Effects of this Volume. 

Inter-Project Effects 
 Table 8.22 provides a summary of the likely cumulative effects resulting from the proposed development 

and the cumulative schemes.  It should be noted that the assessment of road traffic generated effects 

completed within the main assessment has been completed taking into account the cumulative schemes 

in the future baseline and the combined effects of both the proposed development and the Homebase 

development, so have not been considered in the Table 8.22 screening exercise.  

Table 8.22: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

New Horizons Court, 

Ryan Drive, 

Brentford, TW8 9EP 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

4 and 8 Harlequin 

Avenue, Brentford, 

TW8 9EW 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

1 Commerce Road, 

Brentford, London, 

TW8 8LE 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

891 Great West 

Road, Isleworth 

London TW7 5PD 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

891 Great West 

Road, Isleworth 

London TW7 5PD 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

Former Syon Gate 

Service Station, 

Land at South of 

Gillette Corner, 

Great West Road, 

Isleworth TW7 5NP 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

Table 8.22: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

Sky, Sites 6 & 7, 

Grant Way, 

Isleworth TW7 5QD 

No Demolition and 

construction phases 

unlikely to overlap and 

all sites employ 

mitigation 

No No cumulative energy 

centre effects off-site 

Bolder Academy, 1 

MacFarlane Lane, 

Isleworth, TW7 5PN 

No Demolition and 

construction phases 

would not overlap  

No No cumulative energy 

centre effects off-site 

Homebase, Syon 

Lane, Isleworth, 

TW7 5QE 

No Key demolition and 

construction phases 

unlikely to overlap and 

would employ mitigation 

No No cumulative energy 

centre effects off-site 

Demolition and Construction Cumulative Effects 
 Based on the reasonable assumption that all sites would follow best practice guidance and industry 

guidance and implementing an appropriate CEMP, the potential for an increase in dust impacts to occur 

as a result of the combined emissions from the cumulative schemes and the proposed development, is 

considered unlikely.  

 On this basis it can be concluded that the residual dust effects on air quality from cumulative demolition 

and construction works would be at worst direct, medium term, temporary, Slight Adverse and Not 

Significant. 

 Consideration has been given to cumulative demolition and construction traffic flows which has indicated 

that there would be no net increase in vehicle flows above the existing situation.  Construction traffic 

from each of the cumulative schemes would be managed through a construction logistics plan to limit 

impacts including those on air quality.  On this basis it is concluded that the residual effects on air quality 

from cumulative demolition and construction traffic would be direct, medium term, temporary, 

Negligible Beneficial and Not Significant. 

Completed Development Cumulative Effects 
 The predicted future year traffic data provided by Royal Haskoning has taken into account future 

predicted traffic growth assumed to include cumulative schemes in the area. The assessment has 

therefore considered the cumulative concentrations arising from cumulative schemes traffic in the area 

in 2035.   

 The emissions from the proposed development’s on-site boiler plant would have a negligible impact off-

site and therefore would not combine with any of the cumulative schemes. No significant effects on air 

quality are anticipated as a result of the operation of the proposed development in combination with 

cumulative schemes. 

 On this basis it can be concluded that the residual effects on air quality from completed developments 

would be at worst: 

• direct, long term, permanent Negligible Adverse and Not Significant for energy centre emissions; 

and 

• direct, long term, permanent Negligible Beneficial and Not Significant for traffic emissions. 
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Summary of Assessment 
Background 

 This chapter has detailed the potential air quality effects due to the demolition and construction and 

completed development stages of the proposed development, taking into account the relevant national, 

regional and local guidance and regulations.  

 The potential impacts and likely effects of the proposed development on air quality and the suitability of 

the site for the proposed (residential) development have been assessed. Potential sources of emissions 

have been identified and assessed in the context of existing air quality and the nature and location of 

receptors. 

 The main air pollutants of concern are dust and particulate matter with an aerodynamic diameter of less 

than 10 µm (PM10), typically generated during demolition and construction activities and from industrial 

sources, and nitrogen dioxide (NO2), PM10 and particulate matter with an aerodynamic diameter of less 

than 2.5 µm (PM2.5), typically generated by road traffic and combustion engines emissions.  

 The whole of the London Borough of Hounslow has been declared an Air Quality Management Area 

(AQMA) for exceedance of the annual mean NO2 objective concentration. Therefore, the site is located 

entirely within the AQMA. 

 Air quality monitoring data was obtained from various sources, including nearby LBH monitoring stations, 

and from a six month monitoring study undertaken by Ramboll to provide information on existing air 

quality within the study area. Measured concentrations have indicated that current NO2 concentrations 

at the site are all well below air quality objectives. Concentrations are also well below 60 µg/m3, indicating 

that the hourly mean objective is unlikely to be exceeded. 

 Air quality at background and roadside locations is expected to gradually improve in future years due to 

the renewal of the vehicle fleet with lower emission factors. National policies, such as the intention to 

ban new combustion engine private vehicle sales by 2040, would hasten and enforce this process. 

Demolition and Construction Effects 
 During the demolition and construction stage, there is the potential that emissions of dust arising from 

the site could result in a loss of amenity at nearby existing residential and commercial properties. 

 Based on recognised assessment criteria, the demolition and construction works present a high risk of 

adverse dust impacts in the absence of appropriate mitigation. With the implementation of suitable 

mitigation measures, which would be set out within a CEMP to be agreed with the LBH and secured 

through an appropriately worded planning condition, it is anticipated that dust impacts would be 

mitigated and the Slight Adverse effect would be Not Significant. 

 The highest average number of vehicles generated during the construction works has been assessed. 

The increase in HGV movements on the road network would be above the threshold of 25 movements 

per day within an AQMA for an assessment to be necessary according to recognised assessment criteria. 

The demolition and construction works are due to start in 2025, at which time the new Tesco store at 

the Homebase development would be expected to be operational and only the on-site petrol filling station 

would remain. Peak traffic movements are expected in 2028 at which time the petrol filling station would 

no longer be operational.  Overall, there would be a net decrease in total trips associated with the site 

and overall removal of traffic from the network. 

 The effect of development traffic during demolition and construction would therefore be beneficial when 

compared to the current situation. Thus, the effect would be Negligible Beneficial and Not Significant. 

Completed Development Effects 
 Due to the relocation of the Tesco store and closure of the petrol filling station, the completed 

development stage traffic from both the completed Tesco and Homebase schemes would be lower than 

traffic levels currently experienced on the site and in the study area.  

 The effect of completed development traffic would therefore be beneficial when compared to the current 

situation. The effect on existing off-site residential receptors, the Bolder Academy and local air quality 

would be Negligible Beneficial and Not Significant. 

 Air quality impacts once the proposed development has been completed would arise due to emissions 

from the proposed development's boiler plant which would be used to provide heating and hot water.  

The impacts of boiler plant emissions would be local to the exhaust stacks at the top of the buildings on 

which they are located and would not lead to a breach of air quality strategy objectives within the site. 

Off-site, the impacts of boiler plant emissions would be Negligible Adverse and Not Significant at 

sensitive residential receptors and the Bolder Academy.   

 At on-site future residential receptors, concentrations across the site are predicted to meet the annual 

mean NO2 objective at all locations. Therefore, the completed development would not introduce new 

receptors into a location where air quality is not expected to meet the health-based objectives. The 

proposed development would therefore be suitable for residential use. 

 The air quality neutral assessment has shown that the development would meet both the building and 

transport emissions benchmarks and can be considered Air Quality Neutral.  

 Overall, it is considered that the completed proposed development effect on local air quality would be 

Not Significant.  

Cumulative Effects 
 No inter-project cumulative demolition and construction stage effects are anticipated as all the 

cumulative schemes would follow best practice on preventing dust and demolition and construction traffic 

emissions through a CEMP.  Significant cumulative dust effects are therefore unlikely to occur as each 

scheme is anticipated to employ similar dust mitigation techniques such that the cumulative effect would 

be Slight Adverse and Not Significant. 

 The predicted cumulative demolition and construction traffic flow data indicates that there would be a 

net decrease of traffic flows on the local road network throughout the demolition and construction stage. 

The cumulative effect would be Negligible Beneficial and Not Significant. 

 No predicted cumulative completed development traffic flow data indicates that there would be a net 

decrease of traffic flows on the local road network when compared to the existing traffic flows associated 

with the existing Tesco store. The cumulative effect would be Negligible Beneficial and Not 

Significant. 

 The emissions from the proposed development’s on-site boiler plant would have a Negligible impact off-

site and therefore would not combine with any of the cumulative schemes. No significant effects on air 

quality are anticipated as a result of the operation of the proposed development in combination with 

other cumulative schemes. The cumulative effect would be Negligible Adverse and Not Significant 
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9 NOISE AND VIBRATION
Introduction 
9.1 This chapter of the ES reports on the likely significant noise and vibration effects to arise from the 

demolition and construction stage and the completed development stage of the proposed development.  

9.2 The chapter describes the noise and vibration policy context; the methods used to assess the potential 

impacts and likely effects; the baseline conditions at and surrounding the site; the likely noise and 

vibration effects taking into consideration embedded mitigation; the need for additional mitigation and 

enhancement; the significance of residual effects; and inter-project cumulative effects. 

9.3 The chapter is supported by the following technical appendices in ES Volume 3: 

• Technical Appendix 9.1: Legislation and Policy; 

• Technical Appendix 9.2: Consultation with EHO;  

• Technical Appendix 9.3: Baseline Noise Survey; 

• Technical Appendix 9.3: Noise Contours; 

• Technical Appendix 9.5: Construction Noise Calculations and Embedded Mitigation;  

• Technical Appendix 9.6: Site Suitability Assessment;  

• Technical Appendix 9.7: Traffic Noise Calculations; and 

• Technical Appendix 9.8: Scenario 3 Assessment. 

Methodology 
9.4 The assessment has been informed by the following legislation, policies and published guidance: 

• National Legislation and Policy: 

− NPPF (2019)1; 

− PPG (2018)2; 

− Control of Pollution Act (1974) (CPA)3; and 

− Noise Policy Statement for England (2010)4. 

• Regional Policy: 

− London Plan (2016)5 in particular policies ‘7.7 – Location and Design of Tall and Large Buildings’ 

and ‘7.15 – Reducing and Managing Noise, Improving and Enhancing the Acoustic Environment 

and Promoting Appropriate Soundscapes’; 

 
1 Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. HMSO. 

2 Planning Practice Guidance; https://www.gov.uk/guidance/noise--2 

3 Secretary of State, 1974. Control of Pollution Act, HMSO. 

4 Department of Environment, Food and Rural Affairs, 2010. Noise Policy Statement for England. 

5 Greater London Authority, 2016. The London Plan Spatial Development Strategy for London Consolidated with Alterations Since 2011. London. GLA. 

6 Greater London Authority, December 2019. Intend to Publish London Plan 2019  

7 Greater London Authority, 2018. London Environment Strategy. London. GLA. 

8 Greater London Authority, 2004. Sounder City, The Mayor’s Ambient Noise Strategy, London. GLA. 

9 Greater London Authority, 2014. Sustainable Design and Construction Supplementary Planning Guidance. London. GLA. 

10 London Borough of Hounslow, 2015. Local Plan 2015 to2030 Volume One. London. LBH. 

11 London Borough of Hounslow, 2017. Great West Corridor Locals Plan Review. London.  

12 London Boroughs of Hillingdon; Hounslow; Richmond upon Thames, Supplementary Planning Document, Development Control for Noise Generating 

and Noise Sensitive Development, April 2016. 
13 British Standards Institution, 2014. British Standard 4142:2014+ A1 2019 Method for Rating and Assessing Industrial and Commercial Sound. BSI. 

− Intend to Publish London Plan (2019)6 in particular policies ‘D12-Agent of Change’ and ‘D13 -

Noise’; 

− London Environment Strategy (2018)7 in particular policy ‘9.3.3 - Reduce the impacts of noise 

through good design’; 

− The Mayor’s Ambient Noise Strategy (2004)8; and 

− Sustainable Design and Construction SPG (2014)9. 

• Local Policy: 

− Hounslow Local Plan 2015-2030 Volume One (2015) in particular policy ‘EQ5 - Noise, ‘SV1- 

Great West Corridor Plan’10; 

− Hounslow Great Western Corridor Local Plan Review (ongoing)11; 

− London Boroughs of Hillingdon; Hounslow; Richmond upon Thames, Supplementary Planning 

Document, Development Control for Noise Generating and Noise Sensitive Development.12 

• National guidance and industry standards: 

− British Standard (BS) 4142:2014 +A1 201913 - Methods for rating and assessing industrial and 

commercial sound (2019); 

− BS 5228:2009+A1:201414 - Code of practice for noise and vibration control on construction and 

open sites (2014); 

− BS 7385-2:199315 - Evaluation and measurement for vibration in buildings - Part 2: Guide to 

damage levels from groundborne vibration (1993); 

− BS 8233:201416 - Guidance on sound insulation and noise reduction for buildings (2014); 

− BS 6472-1:200817 - Guide to evaluation of human exposure to vibration in buildings. Vibration 

sources other than blasting (2008); 

− Calculation of Road Traffic Noise (CRTN) (1988)18; 

− Design Manual for Roads and Bridges LA 111 Noise and vibration (2020)19;  

− Institute of Environmental Management and Assessment Guidelines for Environmental Noise 

Impact Assessment (IEMA Guidelines) (2014) 20;  

− World Health Organisation (WHO) Guidelines for Community Noise (1999)21;  

− ProPG: Planning and Noise: Professional Practice Guidance on Planning and Noise (May 2017)22; 

and 

14 British Standards Institution, 2014. British Standard  5228: 2009+A1:2014 Code of Practice for Noise and Vibration Control on Construction and Open 

Sites, BSI. 
15 British Standards Institution, 1993.  British Standard 7385-2:1993 Evaluation and Measurement for Vibration in Buildings – Part 2: Guide to Damage 

Levels from Groundborne Vibration. BSI. 
16 British Standards Institution, 2014. British Standard 8233+ A1 2019 2014 Guidance on sound insulation and noise reduction for buildings, BSI. 

17 British Standards Institution, 2008. British Standard 6472:2008 Guide to evaluation of human exposure to vibration in buildings. Vibration sources 

other than blasting, BSI. 
18 Department of Transport and the Welsh Office, 1988. Calculation of Road Traffic Noise, DoT & Welsh Office. 

19 Highways England Sustainability & Environment Appraisal Design Manual for Roads and Bridges LA 111 Noise and Vibration, May 2020 

20 Institute of Environmental Management and Assessment (IEMA), 2014, Guidelines for Environmental Noise Impact Assessment.  

21 World Health Organisation. 1999. Guidelines for Community Noise. Geneva. WHO. 

22 The Association of Noise Consultants (ANC), Institute of Acoustics (IoA), Chartered Institute of Environmental Health, 2017, Professional Practice 

Guidance on Planning and Noise (ProPG): New Residential Development. 
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− Association of Noise Consultants Acoustics, Ventilation and Overheating Residential Design 

Guide (January 2020)23. 

9.5 Further details on the planning and policy context are provided in Technical Appendix 9.1, ES Volume 3. 

Consultation 
9.6 An EIA Scoping Report24 was submitted to the LBH on 31 July 2019 in support of a request for a formal 

EIA Scoping Opinion (provided in Technical Appendix 2.1, ES Volume 3). The LBH issued an EIA Scoping 

Opinion on 13 September 2019 (Technical Appendix 2.2, ES Volume 3). Two further Scoping update 

letters were issued by Ramboll to LBH to confirm that subsequent design changes did not affect the 

originally proposed scope of the EIA and therefore the EIA Scoping Report and LBH EIA Scoping Opinion 

remain valid. 

9.7 The key considerations for noise are summarised in Table 9.1.  

Table 9.1: EIA Scoping Consultation Feedback 

Consultee and Form/Date 

of Consultation 

Summary of Comments Where in the Chapter this 

comment is addressed 

Scoping Opinion received 13 

September 2019 

 

Sky Isleworth Campus should be 

considered a noise sensitive receptor. 

Baseline Conditions Section 

Aircraft noise from the north runway at 

Heathrow should be taken into account 

and there should be consideration of the 

potential increase in future aircraft 

movements and change in distribution 

associated with Heathrow Airport 

expansion. 

Baseline Conditions Section 

Redevelopment of Homebase 

development should be part of the 

cumulative effects of the scheme. 

Assessment of Effects Section 

9.8 A consultation was sent to Surinderpal Suri, EHO at the LBH on 11 September 2019 in respect of the 

survey methodology. No response was received on email correspondence and follow-up telephone calls. 

However, it is considered that the survey methodology approach adopted is both robust and 

representative. The email correspondence is provided in Technical Appendix 9.2. 

Assessment Scope 
9.9 The assessment has been undertaken in accordance with the relevant practice guidance as referenced 

above. Account has been taken of all applicable legislation, guidance and policy. 

9.10 The assessment has been based on the development parameters presented in ES Chapter 4: Proposed 

Development Description, the 3D height and massing model, the Design Code, the traffic data provided 

by the Applicant’s transport consultant and commitments presented in ES Chapter 5: Demolition and 

Construction Environmental Management.    

Technical Scope 

9.11 The assessment considers the impacts and effects of the proposed development in isolation and in 

combination with cumulative schemes (including the Homebase development) in respect of the following: 

• Demolition and construction noise and vibration effects on existing and proposed receptors; 

• Demolition and construction road traffic noise at existing off-site residential receptors; 

• Operational road traffic noise at off-site residential receptors;  

 
23 The Association of Noise Consultants (ANC), Acoustics, Ventilation and Overheating (AVO) Residential Design Guide, January 2020. 

• Site suitability for on-site residential use; 

• Operational noise from plant; and 

• Servicing vehicle noise at existing and proposed residential receptors.  

9.12 As indicated in the Temporal Scope Section below, the main focus of the assessment has been the 

cumulative effect scenario where both the proposed development and the Homebase development are 

delivered.  

9.13 Assessments of the scenario where only the proposed development is delivered in isolation without the 

respective Homebase development has been included within this ES to ensure the effects of the 

development subject of the application has been assessed. However, as the results of this scenario 

assessment gives rise to unrealistic results that do not reflect the factual reality of the delivery of the 

two schemes, the results are presented in a technical appendix. 

9.14 An assessment of potential operational vibration impacts has been scoped out of the assessment as there 

are no major sources of vibration nearby (the closest railway line 500 m from the site) and no vibration 

generating sources are proposed at the site.  

Spatial Scope 

9.15 The study area incorporates the site and, for the construction noise and vibration, traffic, servicing and 

operational plant assessments, extends to the nearest properties. These include: 

• Properties along Macfarlane Lane, approximately 5 m to the west of the application site;  

• Properties approximately 5 m to the north of the site; and  

• Properties along Syon Lane approximately 20 m south of the site. 

9.16 The nearest noise-sensitive receptors (NSRs) that have been assessed are shown in Figure 9.2.  

9.17 The road traffic noise assessment also considers NSRs along Great West Road approximately 100 m 

south of the site. 

Temporal Scope 

9.18 The assessment has considered impacts arising during the demolition and construction period which are 

temporary in nature, and from the completed development stage which would be expected to be long 

term in nature, i.e. 10 years plus.  

9.19 Demolition and construction works are programmed to commence in 2025 and would last for 

approximately 10 years. The anticipated year of opening for the fully completed development is 2035, 

with the earliest year of occupation in 2028 (Block H). 

9.20 The worst-case demolition and construction trip generation is predicted to occur in 2028. Traffic data 

was provided for the following scenarios: 

• Scenario 1: Existing Baseline (2019); 

• Scenario 2: Future Baseline (2028); 

• Scenario 3: Future Baseline + Proposed Development; and 

• Scenario 4: Future Baseline + Cumulative Development + Proposed Development. 

9.21 For the purpose of this assessment, the highest peak daily demolition and construction flows have been 

identified as a worst-case scenario. ES Chapter 7: Transport and accessibility states, “Peak construction 

activity is anticipated to take place from April 2028 to September 2028, at which time Blocks A, B and H 

are under construction, the Tesco petrol station is being decommissioned and temporary residential car 

parking is being erected.  At this time up to 97 vehicle arrivals are anticipated to arrive at the site over 

the course of the day.  Of these, it is estimated that 71.6 % (69) would be HGVs”. Therefore, a figure of 

24 Ramboll, 2019.Osterley Tesco, Syon Lane, Isleworth: Environmental Impact Assessment Scoping Report, July 2019. 
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seven HGVs per hour (69 HGVs per day) have been used to carry out the demolition and construction 

traffic noise assessment as per the methodology detailed in the assessment criteria section. 

9.22 For the completed development, traffic data was provided for the following scenarios: 

• Scenario 1: Existing baseline (2019); 

• Scenario 2: Future baseline (2035); 

• Scenario 3: Future Baseline + Proposed Development; and 

• Scenario 4: Future Baseline + Cumulative Development + Proposed Development. 

9.23 Scenario 2 accounts for background growth derived from TfL’s London Highway Assignment (LoHAM) 

model, including the cumulative schemes in ES Chapter 2, but excluding the Homebase development.  

9.24 Scenario 3 considers the proposed development’s impacts in isolation vs the future baseline.  This means 

that the Homebase site will operate under the existing conditions and the on-site Tesco store will not be 

relocated.  

9.25 Scenario 4 considers the proposed development’s impacts in the context (‘in combination with’) of the 

Homebase development vs the future baseline, as required by the LBH’s Scoping Opinion. This scenario 

assumes the Homebase development is granted planning permission concurrently with the proposed 

development and that controls are imposed through the grant of planning permission that the existing 

on-site Tesco store will be relocated to the Homebase site and that the existing on-site Tesco store is 

only demolished once the new store becomes operational at the Homebase site.  Therefore, at any point 

in time there will only ever be one Tesco store in operation between the two sites. 

9.26 Scenario 4 is considered to be the most realistic scenario.  Accordingly, the impacts and effects of this 

scenario have been reported in this chapter. The impacts and effects for Scenario 3 are presented in 

Appendix 9.8 for completeness. 

Baseline Characterisation Method 
Desk Study 

9.27 In order to establish baseline noise conditions in the study area, relevant data was reviewed and 

assessed. Data was obtained from the following sources: 

• www.Gov.uk/government/collections/airport-noise-contours; and 

• www.Gov.uk/government/publications/additional-airport-capacity-noise-analysis. 

Field Study 

9.28 The existing noise environment was characterised by a baseline noise survey undertaken in accordance 

with BS7445-1:2003. This was undertaken in and around the site to quantify the prevailing ambient and 

background noise levels during daytime and night-time periods. Unattended noise logging was carried 

out over a seven-day period (27 September – 3 October 2019).  

9.29 Attended measurements were taken around the site over daytime, night-time and early morning periods 

as outlined in Technical Appendix 9.2. The ambient and background noise levels have been used to 

inform the assessment criteria for plant noise emissions, building envelope and ventilation strategies and 

construction noise effects. The survey was conducted prior to Covid-19 and therefore is considered 

representative of typical conditions. 

9.30 The measurement locations are shown in Figure 9.1. Further information relating to the baseline noise 

survey methodology is presented within Technical Appendix 9.3. 

 

 
 

25 International Organization for Standardization, 1996. ISO 9613: 1996 Part 2 Attenuation of sound during propagation outdoors, ISO. 

Assessment Method 
Methodology 

9.31 A noise model of the proposed development and the study area was developed using the CadnaA® 

version 2020, a proprietary noise modelling software. The software implements the standard noise 

prediction methodology detailed in ISO in 9613:199625. This model was used to assess the likely effects 

of noise sources within the study area. The software utilises standard acoustic principles in conjunction 

with approved prediction methodologies and is a tried and tested method for accurately predicting and 

assessing the impact of noise from a variety of sources.  

9.32 Existing mapping and topography for the site were obtained from OS mapping and provided by the design 

team. The 3D massing was based on the whole site being used for residential purposes (residential 

premises being more sensitive to noise than other proposed uses).  

9.33 Limits/criteria have been set for demolition and construction noise, construction traffic and operational 

plant in accordance with the relevant standards with reference to the noise levels measured during the 

baseline noise survey. The change in operational traffic flows has been assessed by considering the 

predicted traffic flows of Scenario 4.  

Assessment Criteria 
9.34 The criteria used to assess if an effect is significant or not, is set out in subsequent sub-sections. This is 

determined by consideration of the sensitivity of the receptor, magnitude of impact, duration of the 

effect, geographical extent of the effect and application of professional judgement.   

Receptor Sensitivity/Value Criteria 

9.35 The sensitivity of receptors has been classified as low, medium or high, in accordance with the criteria 

set out in Table 9.2. 

Table 9.2: Receptor Sensitivity Criteria 

Sensitivity Criteria 

Low Commercial 

Medium Offices, Fire station 

High Residential, TV Studios 

Impact Magnitude Criteria 

9.36 The magnitude of impact has been classified as very low, low, medium, or high, in accordance with the 

criteria set out in Tables 9.3 – 9.7. 

Demolition and Construction Plant Noise 

9.37 In order to determine the likely effect of noise during demolition and construction of the proposed 

development, noise predictions have been carried out in accordance with the procedures presented in 

BS5228, taking full account of Best Practicable Means (BPM) to be adopted by the proposed development 

(see ES Chapter 5: Demolition and Construction Environmental Management). 

9.38 It is understood that demolition and construction works would take place on weekdays (0800-1800) and 

Saturdays (0800-1300), with no noisy working on Sundays or bank holidays. The demolition and 

construction traffic flows provided are based upon a 10-hour working day which represents a ‘worst-case 

scenario’.  

9.39 The ‘5 dB change method’, as described in BS5228-1:2009 + A1 2014, has been applied. The resulting 

criteria to all receptors are set out in Table 9.3.  

http://www.gov.uk/government/collections/airport-noise-contours
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Table 9.3: Magnitude of Impact – Demolition and Construction Plant Noise  

Description Adverse Effect 

Level 

Magnitude of 

Impact 

> 10 dB change in noise level between total level and pre-

existing ambient noise level 
SOAEL High 

5 - 10 dB change in noise level between total level and pre-

existing ambient noise level 
LOAEL Medium 

< 5 dB change in noise level between total level and pre-

existing ambient noise level 
NOAEL Low 

SOAEL: Significant Observed Adverse Effect Level 

LOAEL: Lowest Observed Adverse Effect Level 

NOAEL: No Observed Adverse Effect Level 

9.40 The criteria relate the measured noise levels (pre-existing) and predicted noise levels (construction) to 

the concept of SOAEL/LOAEL/NOAEL/NOEL as defined in the Noise Policy Statement for England, 2010 

and PPG. These terms are defined below. More detail can be found in Technical Appendix 9.1.  

• NOEL – No Observable Effect Level, which is defined as no effect. 

• NOAEL – No Observed Adverse Effect Level, which is defined as “This is the level below which no 

effect can be detected. In simple terms, below this level, there is no detectable effect on health and 

quality of life due to the noise.” 

• LOAEL – Lowest Observed Adverse Effect Level, which is defined as “This is the level above which 

adverse effects on health and quality of life can be detected.” 

• SOAEL – Significant Observed Adverse Effect Level, which is defined as “This is the level above which 

significant adverse effects on health and quality of life occur.” 

9.41 For existing NSRs, the development programme presented in Table 5.1 has been interpreted to identify 

individual and potential concurrent demolition and construction works.  

9.42 For future NSRs, two worst case scenarios have been assessed:  

• Receptors of Block H as the first occupants to be introduced by the proposed development (2028 – 

2029); and 

• The period from the end of 2032 to the beginning of 2033 as a worst-case scenario in terms of peak 

demolition and construction noise levels due to this being the period when the largest number of 

concurrent works would occur.  

9.43 Interpretation of the development programme provided in ES Chapter 5: Demolition and Construction 

Environmental Management indicates the first worst-case which would arise at the end of 2028 to early 

2029when concurrent works would comprise:  

• Superstructure works: Block A; and 

• Superstructure works: Block C. 

9.44 Interpretation of the development programme provided in ES Chapter 5: Demolition and Construction 

Environmental Management indicates the second worst-case which would arise at the end of 2032 – 

beginning of 2033 when concurrent works would comprise: 

• Superstructure works: Block C; 

• Superstructure works: Block G; 

• Superstructure works: Block F; 

• Ground works: Block D (including concrete breaking); and 

• Ground works: Block E (including concrete breaking). 

9.45 Typical plant equipment and representative period of operation have been used to predict the expected 

noise levels for key demolition and construction works. This has been carried out in accordance with 

BS5228:2009+A1:2014, which accounts for the following variables: 

• Distance attenuation between source and receiver;  

• Percentage operating time of the plant;  

• Any relevant barrier attenuation effects;  

• Ground absorption; and  

• Façade corrections. 

9.46 Sound power levels for each item of equipment have been taken from BS 5228:2009+A1:2014.  

Demolition and Construction Traffic Noise 

9.47 Demolition and construction traffic to and from the site has been assessed using the haul route method 

defined in BS 5228-1:2009+A1:2014.   

9.48 The magnitude of the predicted change in noise levels has used the criteria based on the 5 dB change 

method provided in Table 9.3.   

Demolition and Construction Vibration 

9.49 Two demolition and construction activities have been identified as the main producers of vibration. These 

include piling during construction and concrete breaking of the Tesco Store and petrol filling station slabs 

during demolition. 

Piling  

9.50 BS 5228 states that for the majority of people, vibration levels between 0.14 and 0.3 mm/s Peak Particle 

Velocity (PPV) are just perceptible. A vibration level of 1.0 mm/s is sufficient to cause complaint, but 

tolerable with prior warning, whereas a level of 10 mm/s is intolerable for anything more than a very 

brief exposure.  Vibration levels exceeding 15 mm/s PPV are sufficient to result in minor cosmetic damage 

in light/unreinforced buildings.  This magnitude of vibration is not considered likely as a result of the 

proposed demolition and construction activities being undertaken, and therefore an assessment of 

building damage has not been undertaken. 

9.51 Table 9.4 presents the magnitude of impact for levels of demolition and construction vibration.  

Table 9.4: Magnitude of Impact - Demolition and Construction Vibration 

Effect: Annoyance Continuous 

Vibration 

Level ppv 

mms-1 

Adverse 

Effect Level 

Magnitude 

of Impact 

Vibration is likely to be intolerable for any more than a very 

brief exposure to this level. 
> 10 SOAEL High 

It is likely that vibration of this level in residential 

environments will cause complaints, but can be tolerated if 

prior warning and explanation has been given to residents. 

1.0 – 9.9 LOAEL Medium 

Vibration might be just perceptible in residential 

environments. 
0.3 – 0.9 NOAEL Low 

Vibration might be just perceptible in the most sensitive 

situations for most vibration frequencies associated with 

construction.  At lower frequencies, people are less sensitive 

to vibration. 

0.14 – 0.29 NOEL Very Low 

9.52 Piling is considered to be the worst-case activity in terms of construction vibration levels. BS 5228:2009 

Part 2 provides historical data of continuous flight auger (CFA) piling at various distances, as summarised 

in Table 9.5. This data can be used to provide an indicative assessment of the distance of the piling to a 
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receptor and the resultant vibration level. These vibration levels can be assessed against the criteria 

presented in Table 9.5. However, the ground conditions on-site would affect the propagation and piling 

methods employed and therefore this method is suitable for initial estimates only. 

Table 9.5: Ranges of Peak Particle Velocity for Piling 

Piling Method Distance from Source (m) 

10 - 20 20 - 30 30 + 

Continuous Flight Auger Piling 0.38 mms-1 0.3 mms-1 0.03 mms-1 

Concrete Breaking 

9.53 Based on historical field measurements, it is considered that the distance at which concrete breaking 

(hydraulic breaker) gives rise to just perceptible levels of vibration (NOAEL) of 0.3-0.9 is 15-20 m.  

Site Suitability  

9.54 The site suitability assessment for residential use (methodology and results) is detailed in Technical 

Appendix 9.6: Site Suitability.  

9.55 This assesses the noise levels as modelled on the building facades and gives outline guidance on the 

façade and ventilation strategy required to meet the BS8223:2014 internal ambient noise level criteria 

and WHO Guidelines for Community Noise (based on the parameter plans).  

Completed Development Plant Noise  

9.56 The type, quantity and location of fixed mechanical and electrical (M&E) plant associated with the 

proposed development has not been finalised at this stage in the design and hence it is not possible to 

fully quantify the building services plant noise impact at the nearest NSRs. An energy centre is proposed 

within Block H. The energy centre has been considered with regard to future receptors in Technical 

Appendix 9.6. 

9.57 As is standard good practice, the design of appropriate noise mitigation for each individual plant item 

would be undertaken during the detailed design stage. Noise emissions from plant associated with the 

proposed development would, therefore, be controlled via a suitably worded planning condition to ensure 

the appropriate details are provided at reserved matters stage. 

9.58 Suitable criteria for determining the magnitude of the impact have been based on the guidance in 

BS4142: 2014. The basis of BS 4142 is a comparison between the existing background noise level at the 

façade of the nearest NSRs and the plant noise rating level of all new fixed plant sources associated with 

the proposed development.  The relevant parameters in this instance are as follows: 

• Background Sound Level – LA90,T – defined in the Standard as the ‘A’ weighted sound pressure level 

that is exceeded by the residual sound at the assessment location for 90 % of a given time interval, 

T, and quoted to the nearest whole number of decibels;  

• Specific Sound Level – LAeq,Tr – the equivalent continuous ‘A’ weighted sound pressure level produced 

by the specific sound source at the assessment location over a given time interval, T;  

• Residual Sound Level - LAeq,T – the equivalent continuous ‘A’ weighted sound pressure level at the 

assessment location in the absence of the specific sound source under consideration, over a given 

time interval, T; and 

• Rating Level – LAr,Tr – the specific sound level plus any adjustment made for the characteristic 

features of the noise. 

9.59 The background level and the rating levels are compared and the standard states that: 

• “Typically, the greater the difference, the greater the magnitude of impact; 

 
26 London Boroughs of Hillingdon; Hounslow; Richmond upon Thames, Supplementary Planning Document, Development Control for Noise Generating 

and Noise Sensitive Development, April 2016. 

• A difference of around +10 dB or more is likely to be an indication of a significant adverse impact, 

depending upon the context; 

• A difference of around +5 dB is likely to be an indication of an adverse impact, depending upon the 

context; and 

• The lower the rating level is to the measured background sound level, the less likely it is that the 

specific sound will have an adverse impact or a significant adverse impact.  Where the rating level 

does not exceed the background sound level, this is an indication of the specific sound source having 

a low impact, depending upon the context.” 

9.60 In accordance with Table 2 of the Hounslow SPD26, plant rating noise levels should be at least 5 dB below 

the background noise level (LA90). The magnitude of impact is classified as outlined in Table 9.6. The 

criteria are applicable to the nearest NSRs. This thereby forms a worst-case scenario as receptors at 

greater distance from site will be subject to lower levels of noise from the proposed development. 

Table 9.6: Magnitude of Impact - Completed Development Plant Noise 

Rating Level – 

Background Level (dB) 

BS 4142 and Hounslow SPD Guidance Adverse 

Effect Level 

Magnitude of 

Impact 

>5 
Indication of significant adverse effect, 

depending on context 

SOAEL High 

1 to 5 
Indication of adverse effect, depending on 

context 

SOAEL Medium 

-4 to 0 
Indication of slight adverse effect, 

depending on context 

LOAEL Low 

≤-5 Indication of low impact NOAEL Very Low 

Completed Development Traffic Noise 

9.61 Operational road traffic has been assessed by calculating the road traffic noise levels in accordance with 

CRTN and assessed against the DMRB LA 111 criteria.  

9.62 The change in noise levels between the baseline year (2019) and the 2035 future completion year have 

been assessed against the long-term criteria of DMRB LA111. The magnitude of the predicted impact in 

noise levels uses the long-term scale shown in Table 9.7.  

Table 9.7: Magnitude of Impact - Road Traffic Noise Changes (long term) 

Change in Traffic Basic Noise Level LA10,18h dB Adverse Effect Level Magnitude of Impact 

≥ 10 SOAEL High 

5 to 9.9 LOAEL Medium 

3 to 4.9 NOAEL Low 

< 3.0 NOEL Very Low 

Completed Development Servicing Noise 

9.63 The impact of servicing traffic on existing and future off-site noise sensitive receptors has been 

considered in the operational road traffic noise assessment, in accordance with CRTN and the Design 

Manual for Roads and Bridges LA 11127. Maximum noise levels from servicing have not been considered 

given the current context of the site, as an operational Tesco superstore. The maximum noise levels from 

future servicing vehicles are expected to be no worse than the existing noise climate.   

27Highways England Sustainability & Environment Appraisal Design Manual for Roads and Bridges LA 111 Noise and Vibration, May 2020 
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9.64 Future servicing vehicles would enter the site off Syon Lane in accordance with the Access and Movement 

parameter plan. Macfarlane Lane would only be used for emergency access and refuse vehicles. 

9.65 In accordance with the Access and Movement parameter plan delivery vehicle and unloading would occur 

on-street (aside the proposed residential blocks). The Design Code indicates that commercial servicing 

areas would be located below the podium of Block H (majority of servicing to take place here) or within 

Block B accessed from Grant Way. Based on professional judgement and previous experience, it has 

been assumed that a roller shutter would screen off the commercial servicing area at Block H from street 

level. No consideration has been given to the servicing area within Block B as this is a commercial block 

and would be less sensitive in respect of NSRs.  

9.66 It is understood that 200 two-way servicing movements are expected to access the site daily.  

9.67 Therefore, an assessment of the 200 two-way servicing movements accessing the site and, noise break-

out from the loading bay area of Block H has been undertaken and compared to the expected façade 

sound insulation performance of the proposed residential buildings. It is noted the Access and Movement 

parameter plan indicates on-street loading bays. It is considered that the assessment of these bays is 

covered by the assessment of the 200 two-way servicing movements. 

Scale of Effect Criteria 

9.68 The scale of an effect has been derived from the magnitude of the impact and the sensitivity of the 

affected receptor, as detailed in Table 9.8.   

Table 9.8: Scale of Effects 

Sensitivity of 

Receptor 

Magnitude of Impact 

Very Low Low Medium  High 

Low Negligible Negligible Negligible Minor 

Medium Negligible Negligible Minor Moderate 

High Negligible Minor Moderate Major 

9.69 In line with the guidance contained within PPG-Noise: 

• Major adverse effects are considered to be significant and should be prevented; 

• Moderate adverse effects are significant and should be mitigated, where possible; 

• Minor adverse effects are not significant but should be mitigated where possible; and 

• Negligible adverse effects and no effects (‘None’) are not significant and should not require 

mitigation. 

9.70 For this assessment, major and moderate effects are considered significant.  

9.71 Duration of effect has been described as short, medium or long term, in accordance with the criteria set 

out in Table 9.9. This is based on the European Commission EIA Directive Module 3 on Impact Assessment 

which classifies short term impact after completion of the project for impacts between 3 and 9 years. 

Table 9.9: Duration of Effects Criteria 

Duration Criteria 

Short < 5 years 

Medium 5-10 years 

Long > 10 years 

Nature of Effect Criteria 

9.72 The nature of the effect has been described as either adverse, neutral or beneficial as follows: 

• Beneficial – An advantageous effect to a receptor; 

• Neutral – An effect that on balance, is neither beneficial nor adverse to a receptor; or 

• Adverse – A detrimental effect to a receptor. 

Assumptions and Limitations 
9.73 Demolition and construction noise and vibration calculations have been made based on the plant items, 

percentage on-times and programme provided; however, demolition and construction requirements may 

be subject to change by the contractor. 

9.74 Solid site hoarding up to 2.4 m high around the perimeter of the proposed development has been included 

in the demolition and construction noise calculations. 

Baseline Conditions 
Existing Baseline 
Road Traffic Noise and Aircraft Noise 

9.75 The existing noise baseline was quantified with a baseline noise survey comprising long-term unattended 

noise logging (LT) and short-term (ST) attended noise measurements. Measurement locations are shown 

in Figure 9.1. Full details of the baseline noise survey are presented in Technical Appendix 9.3. As the 

long-term measurement was located within the existing Tesco Osterley car park, it is considered that the 

measured daytime noise levels have been influenced by the Tesco Osterley operational noise. As such, 

only the night-time levels have been presented for the long-term logging. 

 

Figure 9.1: Noise Measurement Locations 

9.76 The noise environment was dominated by road traffic noise and aircraft noise. Some delivery noises were 

audible at ST3 during night-time hours. No discernible industrial noise was observed during attended 

surveys. 

9.77 The key long-term monitoring results used in the assessment are presented in Table 9.10. 
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Table 9.10: Key Results: Long-Term Noise Logging 

Measurement 

Location 
Period 

Ambient Noise Level 

/ dB LAeq,8hr 

Maximum Noise 

Level / dB LAFmax 

Background Noise 

Level / dB LA90 

LT1 
Night-time    

(2300-0700) 
55 71 40 

9.78 The ambient noise level in Table 9.10 was determined by taking the highest of the night-time average 

noise levels across the measurement duration. The representative LAmax provided in Table 9.11 is the 

highest of the typical LAmax values for each night-time period. The representative LA90 presented in Table 

9.11 is the lowest of the typical LA90 values of each night-time period during the measurement period. 

9.79 Short-term measurement results in the assessment are presented in Table 9.11. 

Table 9.11: Key Results: Short-Term Noise Measurements 

Measurement 

Location 
Time Duration 

Ambient 

Noise Level 

/ dB LAeq,T 

Highest Max 

Noise Level 

/ dB LAFmax 

Lowest 

Background 

Noise Level / 

dB LA90 

ST1 

18:23 15min 61 74 52 

18:23 15min 60 73 52 

19:42 15min 61 78 51 

ST2 

 

15:24 15min 67 68 67 

19:07 15min 70 92 63 

19:22 15min 69 78 61 

01:35 15min 61 82 37 

02:18 15min 57 76 34 

03:00 15min 60 79 35 

ST3 

15:32 15min 64 78 56 

15:47 15min 65 77 57 

18:48 15min 65 78 56 

01:56 15min 49 71 41 

02:39 15min 55 75 41 

Future Baseline 
Road Traffic Noise 

9.80 The future baseline has been modelled based on the future traffic flow data provided by the traffic 

consultant for the demolition and construction stage and for the completed development stage scenarios 

2.  

Aircraft Noise 

9.81 The noise effect of the potential Heathrow third runway expansion has been considered. 

9.82 Technical Appendix 9.4 provides the 2050 projected daytime Heathrow noise contours including the 

northern runway extension, as well as the 2016 Heathrow noise contours. The projected noise contours 

have been extracted from the publicly available Jacobs report “5. Noise: Figures”28 dated November 

 
28 https://www.gov.uk/government/publications/additional-airport-capacity-noise-analysis 

29 www.Gov.uk/government/collections/airport-noise-contours 

2014, which was prepared for the airports commission. The 2016 noise contours were taken from the 

report “Heathrow Airport 2016 Summer Noise Contours and Noise Action Plan Contours29”, ERCD Report 

ref 1701, dated November 2017. 

9.83 These figures show that the noise levels resulting from Heathrow are not projected to change as the site 

lies between the LAeq,16hr 54 dB and 57 dB noise contours in both figures. Therefore, it is considered the 

current noise levels resulting from aircraft are valid for assessment of the future baseline. 

Existing Sensitive Receptors 
9.84 The NSRs identified as sensitive to the proposed development and which have been ‘scoped-in’ to the 

assessment are summarised in Table 9.12 and shown in Figure 9.2. 

Table 9.12: Summary of Sensitive Receptors 

Receptor Sensitivity 

R1 – Residential properties along Syon Lane High 

R2 – Residential properties along Macfarlane Way/Oaklands Avenue High 

R3 – Sky Campus High 

 

 

Figure 9.2: Existing Site and Surrounding Noise-Sensitive Receptors 

9.85 Sky campus has been classified as a high sensitivity receptor due to the TV studios located within the 

campus.  

9.86 Measurement location ST1 is considered representative of R2 and measurement location ST2 is 

considered representative of R1. The night-time background noise measurements at LT1 are also 

considered representative of R2. 
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9.87 It was not possible to measure at a location representative of R3 as there was on-site activity preventing 

accurate measurements during the site visit. The project programme and COVID-19 thereafter have 

prevented any additional measurements from taking place as these measurements would not have been 

representative.  

9.88 Therefore, ST3 and night-time measurements at LT1 have been used to represent receptor R3 in this 

assessment. This is considered to be a robust approach. 

Future Sensitive Receptors 
9.89 It is understood that the Bolder Academy will be completed and operational by the time that the proposed 

development’s demolition and construction works commence in 2025.  As the Academy will be located a 

similar distance from the main noise sources as receptor R3, the noise climate has been assumed to be 

similar to this receptor. 

9.90 The proposed development works would be sequenced across the site and would therefore introduce 

sensitive residential and other building occupants on-site whilst demolition and construction works 

continue. Block H would be the occupied first in 2028. 

9.91 In addition, the proposed development would introduce a new residential population upon full completion 

and operation.  

9.92 For the purpose of this assessment, two scenarios have been assessed:  

• Opening of Block H (2028 – 2029) as the first block to be occupied and therefore representing the 

worst case in terms of duration of effects; and 

• The period from the end of 2032 to the beginning of 2033 as a worst-case scenario in terms of peak 

demolition and construction noise levels due to this being the period when the largest number of 

concurrent works would occur.  

9.93 Interpretation of the development programme provided in ES Chapter 5: Demolition and Construction 

Environmental Management indicates the works that would be carried out when Block H opens include: 

• Superstructure works: Block A; and 

• Superstructure works: Block C. 

9.94 Interpretation of the development programme provided in ES Chapter 5: Demolition and Construction 

Environmental Management indicates the worst-case would arise at the end of 2032 – beginning of 2033 

when concurrent works would comprise: 

• Superstructure works: Block C; 

• Superstructure woks: Block G; 

• Superstructure works: Block F; 

• Ground works: Block D (including concrete breaking); and 

• Ground works: Block E (including concrete breaking). 

9.95 At this stage, the following Blocks would be completed and occupied by on-site residents: 

• Block H; 

• Block B; 

• Block A; 

• Block C; 

• Block G; and 

• Block F. 

9.96 The new sensitive receptors include the blocks that are set to be completed and occupied during these 

works. The assessment has considered distance propagation and screening from the completed blocks.  

9.97 The worst-case works are likely to last 1 year and 2-3 months, respectively. It should be noted that 

whilst the scenarios would last for the durations previously stated, effects may occur throughout the 

entire duration of the demolition and construction stage. 

Assessment of Effects 
Demolition and Construction Effects 
Demolition and Construction Plant Noise 

9.98 Demolition and construction noise assessment has been carried out assuming Best Practicable Means 

(BMP) would be adopted as presented in ES Chapter 5: Demolition and Construction Environmental 

Management. As part of this, the following specific mitigation has been assumed: 

• Hydraulic cutters and breakers would be screened with an acoustic tent, such as an echo barrier 

acoustic tent, to provide a 10 dB reduction to these plant items. 

• Handheld breakers and scabblers would be screened with moveable barriers, to provide a 5 dB 

reduction to these plant items. 

Existing and Future Off-Site Sensitive Receptors 

9.99 Tables 9.13 and 9.14 summarise the construction noise assessment for existing and future off-site NSRs. 

The results for the construction of each blocks are provided, as well as concurrent works.  

Table 9.13: Demolition and Construction Plant Noise – Existing Receptors 

Receptor R1 R2 R3 Bolder 

Academy 

Pre-construction noise level 70 61 65 65 

Site preparation 69 77 78 59 

Tesco Store Demolition 62 63 69 61 

Petrol Filling Station (PFS) Demolition 71 60 61 56 

Block A 

Excavation works 60 60 66 60 

Piling and substructure 59 63 69 59 

Superstructure 61 67 73 62 

Envelope and fit out 62 66 72 62 

Landscaping and road works 60 64 69 60 

Block B 

Excavation works 63 54 63 57 

Piling and substructure 62 57 66 56 

Superstructure 65 61 70 59 

Envelope and fit out 65 60 69 59 

Landscaping and road works 63 57 66 57 

Block C 

Excavation works 68 57 56 56 

Piling and substructure 68 60 59 55 

Superstructure 70 64 63 57 
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Table 9.13: Demolition and Construction Plant Noise – Existing Receptors 

Receptor R1 R2 R3 Bolder 

Academy 

Envelope and fit out 71 63 62 58 

Landscaping and road works 68 60 60 56 

Block D 

Excavation works 69 65 51 56 

Piling and substructure 69 67 54 55 

Superstructure 71 72 58 58 

Envelope and fit out 72 71 57 58 

Landscaping and road works 69 68 54 56 

Block E 

Excavation works 70 76 51 56 

Piling and substructure 69 78 53 55 

Superstructure 71 83 58 58 

Envelope and fit out 72 82 56 58 

Landscaping and road works 70 79 54 56 

Block F 

Excavation works 63 71 55 59 

Piling and substructure 63 74 58 58 

Superstructure 65 79 62 61 

Envelope and fit out 66 77 61 62 

Landscaping and road works 63 75 58 59 

Block G 

Excavation works 63 62 56 58 

Piling and substructure 62 65 58 58 

Superstructure 65 69 63 60 

Envelope and fit out 66 68 61 61 

Landscaping and road works 63 65 59 58 

Block H 

Excavation works 64 59 60 58 

Piling and substructure 63 61 63 58 

Superstructure 66 66 68 60 

Envelope and fit out 66 64 66 61 

Landscaping and road works 64 62 64 58 

Block J 

Excavation works 64 78 54 59 

Substructure 60 78 54 55 

Table 9.13: Demolition and Construction Plant Noise – Existing Receptors 

Receptor R1 R2 R3 Bolder 

Academy 

Superstructure 66 85 61 61 

Envelope and fit out 66 84 60 62 

Landscaping and road works 64 81 57 59 

Concurrent Works 

Block H + Block B 

Excavation works 67 60 65 61 

Piling and substructure 66 63 68 61 

Superstructure 68 67 72 62 

Envelope and fit out 69 66 71 63 

Landscaping and road works 66 63 68 61 

Block A + Block C 

Excavation works 69 62 67 61 

Piling and substructure 68 65 69 61 

Superstructure 71 69 74 63 

Envelope and fit out 71 68 72 64 

Landscaping and road works 69 65 70 61 

Block D + Block E + Block F + Block G + Block J 

Excavation works 74 81 61 64 

Piling and substructure 73 82 63 63 

Superstructure 76 88 68 65 

Envelope and fit out 76 87 66 66 

Landscaping and road works 74 84 64 64 

9.100 Table 9.14 presents the construction noise assessment for concurrent works. Site preparation and the 

Tesco Store demolition have also been included for completeness. The predicted construction noise was 

calculated by combining the results presented in Table 9.13 for the concurrent works. The noise changes 

were calculated per BS5228 by determining the total noise level (construction noise + pre-existing noise 

level). The noise level change was then determined (total noise – pre-existing noise level).  

Table 9.14: Demolition and Construction Plant Noise Level Change (dB) – Existing Receptors 

Construction Activity Receptor 

R1 R2 R3 Bolder 

Academy 

Site preparation 2 16 13 1 

Tesco Store Demolition 1 4 5 1 

Block H + Block B  

Excavation works 2 2 3 1 

Piling and substructure + PFS Demolition 2 4 4 2 
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Table 9.14: Demolition and Construction Plant Noise Level Change (dB) – Existing Receptors 

Construction Activity Receptor 

R1 R2 R3 Bolder 

Academy 

Superstructure 2 7 8 2 

Envelope and fit out 3 6 7 2 

Landscaping and road works 2 4 5 1 

Block A + Block C 

Excavation works 2 3 4 2 

Piling and substructure 2 5 6 1 

Superstructure 3 9 9 2 

Envelope and fit out 4 8 8 2 

Landscaping and road works 2 6 6 2 

Block D + Block E + Block F + Block G + Block J 

Excavation works 5 20 1 2 

Piling and substructure 5 21 2 2 

Superstructure 7 27 5 3 

Envelope and fit out 7 26 4 4 

Landscaping and road works 5 23 3 2 

9.101 By reference to the criteria presented in Table 9.3 and 9.8, the noise level changes have been interpreted 

as giving rise to the following direct, medium term and temporary effects: 

• Major Adverse and significant at NSR R2 and R3 during site preparation activities; 

• Minor Adverse and not significant during the Tesco Store demolition at receptors R1-R3; 

• Minor-Moderate Adverse at NSR R1 and R3 during the construction of the Blocks H, B, A, C, D, 

R, F, G and J and the demolition of the PFS. Minor Adverse effects are not considered significant and 

Moderate Adverse effects are considered significant; 

• Minor-Moderate Adverse at NSR R2 during the concurrent construction of Blocks H and B, and 

Blocks A and C and the demolition of the PFS. Minor Adverse effects are not considered significant 

and Moderate Adverse effects are considered significant;  

• Major Adverse and significant at NSR R2 during the concurrent construction of Blocks D, E, F, G 

and J; and 

• Minor Adverse and not significant at Bolder Academy during the demolition and construction stage 

9.102 These noise predications are initial estimates based on assumed plant data given that a contractor has 

not yet been appointed. A detailed management strategy would be developed by the contractor, 

particularly for any period of expected noisy works as part of the CEMP to be secured.  

Future On-Site Sensitive Receptors 

On-site Residents (Opening of Block H) 

9.103 The predicted construction noise level at Block H would be 82 dBA. This would result in a noise level 

increase of +24 dB increase. By reference to the criteria presented in Table 9.3 and 9.8, direct, medium 

term and temporary Major Adverse and significant effects are predicted at Block H.  

                 

                                                                                                  

2032-2033 Concurrent Works 

9.104 Table 9.15 summarises the construction noise assessment for new NSRs based of the worst-case scenario 

at the end of 2032 and beginning of 2033. 

Table 9.15: Demolition and Construction Plant Noise – Future Sensitive Receptors 

Receptor 

Block 

Block C 

Super-

structure 

Block G 

Super-

structure 

Block F 

Super-

structure 

Block D 

Ground 

works 

Block E 

Ground 

works 

Total  

(dB 

LAeq,10hour) 

Predicted 

Ambient 

Noise 

Level (dB 

LAeq,10hour) 

Increase 

(dB) 

H 77 80 53 76 n/a 83 58 +25 

B 79 51 49 53 n/a 79 61 +18 

A 54 77 68 61 n/a 78 56 +22 

C n/a 72 59 79 n/a 80 58 +22 

G n/a n/a n/a 66 68 70 59 +11 

F n/a n/a n/a 72 80 81 60 +21 

‘n/a’ denotes periods where either the construction works identified have not started or have already been 

completed during the occupation of the receptor Block, i.e. these do not occur concurrently with the other 

identified construction activities. 

9.105 By reference to the criteria presented in Table 9.3 and 9.9, direct, medium term and temporary Major 

Adverse and significant effects are predicted at all new sensitive receptors.  

9.106 The major effect predicted applies to on-site new receptors. These receptors would be aware that the 

they would be occupying an active construction site. It should be noted that the construction noise 

predictions are based on a worst-case of concurrent works and are anticipated to span 2-3 months. 

9.107 Again, the predicted noise level changes are initial estimates only. A detailed management strategy 

would be developed by the contractor, particularly for any period of expected noisy works.  

Demolition and Construction Traffic Noise 

9.108 ES Chapter 7: Transport and Accessibility states, “Peak construction activity is anticipated to take place 

from April 2028 to September 2028, at which time Blocks A, B and H are under construction, the Tesco 

petrol station is being decommissioned and temporary residential car parking is being erected.  At this 

time up to 97 vehicle arrivals are anticipated to arrive at the site over the course of the day.  Of these, 

it is estimated that 71.6 % (69) would be HGVs.”  

Existing and Future Off-Site Sensitive Receptors 

9.109 Table 9.16 summarises the predicted worst-case noise levels for demolition and construction traffic at 1 

m from the façade of each NSR based on up to 7 Heavy Goods Vehicles (HGVs) per hour. This is taken 

from the peak scenario of 69 trips over a 10-hour day. The HGVs have been modelled with a speed of 

40 kph (25 mph) as lower road speeds will result in higher noise levels due to increased exposure time 

to the noise at the receptor location. 

9.110 Three scenarios are provided for receptor R2 as the location and use of site entrances are expected to 

change over the construction period. 

9.111 Each calculation assumes 44-tonne lorries would access the site with a sound power of 111 dB Lw (BS 

5228 reference C.11.4). 
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Table 9.16: Demolition and Construction Traffic Noise Levels 

Receptor Existing baseline 

ambient noise 

levels / dB LAeq 

Predicted Noise Levels at 

receptor from construction 

traffic only / dBA 

Change in 

noise level 

/ dB 

R1 70 63 +1 

R2 (Sept 2025 - Mar 2027) 61 65 +5 

R2 (Apr 2027 – Aug 2033) 61 52 +1 

R2 (Sept 2033 – Apr 2035) 61 65 +5 

R3 65 45 0 

Bolder Academy 61 44 0 

9.112 At receptor R1, temporary Negligible Adverse (not significant) effects are predicted.  

9.113 At receptor R2, no effects are predicted between April 2027 and August 2033, which represents the 

majority of the construction period when demolition and construction HGVs would access the site off 

Syon Lane. 

9.114 Between September 2025 and March 2027, and September 2033 and April 2035, Moderate Adverse 

effects (significant) are expected at the nearest residential dwellings to the junction of Syon Lane and 

Macfarlane Lane at receptor R2, if construction HGVs use Macfarlane Lane to access the site. However, 

this is deemed to be a worst-case scenario as the calculation assumes that all construction traffic would 

enter the site off Macfarlane Lane. Therefore, it is deemed that significant effects at receptor location R2 

are unlikely. If the number of construction HGV numbers are distributed across the site access points, 

the level of effect would reduce to Negligible Adverse.  

9.115 At receptor R3, No effects are predicted. 

9.116 No effects are predicted for the Bolder Academy in respect of demolition and construction traffic noise, 

as indicated in Table 9.16. 

Future On-Site Sensitive Receptors 

On-site Residents 

9.117 The worst-case scenario was calculated, which includes Block C and Block D at an approximate distance 

of 10 m from the site entrance. At this distance, the predicted noise level at the receptor from 

construction traffic only is 65 dBA. The existing baseline ambient noise level along Syon Lane is 70 dB 

LAeq. Therefore, no change in the noise level is predicted at these receptors, i.e. Negligible Adverse 

(not significant) effects. 

Demolition and Construction Vibration 

Existing and Future Off-Site Sensitive Receptors 

Piling 

9.118 All existing NSRs (R1-R3) are at least 20 m away from potential piling activities, thus the vibrations are 

unlikely to exceed 0.03mms-1 and a low magnitude of impact is considered to arise. This would have an 

indirect, medium term, temporary Minor Adverse effect. 

Concrete Breaking 

9.119 The minimum distance between the Tesco Osterley Store and existing receptors is 40 m. The minimum 

distance between the PFS and existing receptors is 35 m. Therefore, indirect, medium term, temporary 

Negligible Adverse effects are predicted. 

9.120 No demolition and construction vibration effects are predicted for the Bolder Academy due to its distant 

location. 

Future On-Site Sensitive Receptors 

On-site Residents 

9.121 Upon completion and occupation Block B would be at least 20 m away from potential ongoing piling 

activities. Therefore, piling vibration would be unlikely to exceed 0.03 mms-1
 and a low magnitude of 

impact is considered to arise. This would have an indirect, medium term, temporary Minor Adverse 

effect. 

9.122 The demolition and construction programme shows Block H and Block C would be occupied during piling 

works. The nearest proposed piling works to Block H would be the piling works associated with Block G. 

The nearest proposed piling works to Block C would be the piling works associated with Block D.  

9.123 Block H is 16 m away from Block G and Block C is 16m away from Block D. Therefore, the magnitude of 

impact would be low, giving rise to indirect, medium term, temporary, Minor Adverse effects at Block 

H and at Block C.  

9.124 Block A is 14 m away from Block G and 7 m from Block F. Therefore, the magnitude of impact would be 

low, giving rise to indirect, medium term, temporary, Minor Adverse effects at Block A during piling 

works of the northern portion of Block F and Block G. 

Completed Development Effects 
9.125 All operational effects are considered to be direct and permanent. 

Site Suitability 

9.126 The site suitability assessment is presented in Technical Appendix 9.6. The assessment is based on the 

baseline noise measurements, as well as modelled traffic data for Scenario 4. The assessment considers 

noise levels at proposed external amenity space, as well as noise levels within proposed residential units 

on-site. Consideration has been given to potential overheating.  

9.127 The assessment provides minimum façade requirements which would be used during the detailed design 

for glazing and ventilation to achieve the required internal noise levels. Mitigation options would also be 

explored for external amenity space. As is standard practice, the further detailed design would be secured 

by means of an appropriately worded planning condition. By adopting the proposed minimum façade 

requirements and providing appropriately designed external amenity space, the proposed development 

would be suitable for residential use. 

9.128 It is noted that in respect of the adjacent SIL to the north, it was not possible to measure accurate noise 

levels at the time of the survey. However, measurement data from ST3 and LT1 was used in the modelling 

exercise, which is considered to be a reasonable and robust approach on account of the fact that ST3 is 

located adjacent to the Great West Way road and LT1 is located within the existing Tesco car park, both 

of which are considered to be subject to higher baseline noise levels than would be expected or were 

observed adjacent to the SIL. 

9.129 In accordance with the agent of change principle, the proposed development has designed-in mitigation 

to ensure a suitable noise environment can be created for the noise sensitive uses that are proposed, 

without resulting in unreasonable constraints on any of the existing businesses within the adjacent 

Strategic Industrial Location, which may be noise generating uses.  This mitigation is in the form of 

setting the nearest maximum development parcels back from the boundaries with this industrial 

designation.  At its closest point, the proposed buildings would be more than 30m from the site boundary 

to the north, with the existing (and permitted) buildings to the north at least 10m further back from the 

boundary on the other side.  This results in a separation of more than 40m to the closest building within 

the SIL.  Together with the minimum façade requirements identified, this would create a suitable 

environment for the proposed residential homes based on the observed noise levels around the site.  
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Completed Development Plant Noise 

Existing and Future Off-Site Sensitive Receptors 

9.130 For the proposed development plant noise emission limits have been set in accordance with 

BS4142:2014+A1:2019 and the requirements of the Hounslow SPD30. It should be noted that this plant 

noise emission limit applies to the cumulative noise levels from all plant installed as part of the proposed 

development, including the energy centre to be located at ground level within Block H. It is anticipated 

that this limit would be secured by means of an appropriately worded planning condition. 

Table 9.17: Completed Development Plant Noise Limits 

Receptors Period Representative 

Background Noise 

Level dB LA90 

Plant Rating Noise Emission Limit, 

dB LAr 

R1 
Daytime (0700-2300) 61 56 

Night-time (2300-0700) 34 29 

R2 
Daytime (0700-2300) 56 51 

Night-time (2300-0700) 40 35 

R3 
Daytime (0700-2300) 65 60 

Night-time (2300-0700) 40 35 

Bolder 

Academy 

Daytime (0700-2300) 65 60 

Night-time (2300-0700) 40 35 

9.131 Providing the above limits are secured and met, plant noise emissions are expected to result in direct, 

long term, permanent Negligible Adverse effects.  

Completed Development Traffic Noise 

9.132 The scenario 4 traffic flows provided by the Applicant’s traffic consultant and relied upon for this 

assessment are presented in Technical Appendix 9.6. 

9.133 The proposed development would result in no change in noise levels on the A4 East of Syon Lane, in the 

short and long term. 

9.134 On the A4 West of Syon Lane, the development would give rise to short term Negligible Adverse effects 

which are not considered significant. The noise level is not predicted to change in the long term, over 

the 2019 baseline level. 

9.135 For Syon Lane (north of A4, south-east of Tesco access and north of Tesco access) the predicted changes 

in noise levels in the short and long term constitute Negligible Beneficial effects, due to reductions of 

traffic flows on Syon Lane. 

Completed Development Servicing Noise 

9.136 According to the Access and Movement the Design Code, servicing vehicles would enter the site off Syon 

Lane. Deliveries/loading would occur on street or within the loading bay beneath Block H. 

9.137 Noise break-out from the loading bay has been assessed. The loading bay would allow space for two 

lorries to enter and unload. It is expected that once lorries have entered and parked, that the engines 

would be switched off, and so idling noise has not been considered. It is expected that only one lorry 

would enter or leave the loading bay at any one time, and so a maximum noise level assessment of one 

lorry movement is provided. 

 
30 London Boroughs of Hillingdon; Hounslow; Richmond upon Thames, April 2016. Supplementary Planning Document, Development Control for Noise 

Generating and Noise Sensitive Development. 

9.138 It is expected that the loading bay entrance would be covered with a roller shutter door (assumed 

performance Rw 15 dB) of dimensions 4.8 x 4.0 m, on the western façade of Block H. 

9.139 The reverberant sound pressure level of a 26-tonne lorry (106 dB Lw) moving within the loading bay is 

predicted to be approximately 66 dB Lp. 

Existing and Future Off-Site Sensitive Receptors 

9.140 As previously stated, the impact of servicing traffic on existing off-site NSRs has been considered in the 

operational road traffic noise assessment, in accordance with CRTN and the Design Manual for Roads and 

Bridges LA 111.  

9.141 The impact of servicing traffic on future off-site NSRs has been considered in the operational road traffic 

noise assessment, in accordance with CRTN and the Design Manual for Roads and Bridges LA 111.  

Future Sensitive Receptors 

On-site Residents 

9.142 Based on a reverberant level of 66 dB Lp breaking out of the Rw 15 dB roller shutter door, the predicted 

maximum façade noise levels breaking out from the loading bay are expected to be approximately 40 

dB(A) at the nearest residential units of Block H, and approximately 38 dB(A) at the eastern façade of 

Block G (opposite the loading bay entrance).  

9.143 The 200 two-way movements accessing the site have been assessed. The traffic distribution of vehicles 

accessing the site is understood to be 72% 0700-1900, 17% 1900-2300 and 11% 2300-0700. This 

distribution has been assumed to apply to servicing vehicles in the absence of specific servicing vehicles 

numbers and hours of use. As previously stated, the Access and Movement parameter plan indicates on-

street loading bays. It is considered that the assessment of these bays is covered by the assessment of 

the 200 two-way servicing movements. 

9.144 Assuming a traffic speed of 25 mph (as worst-case as lower speeds would give rise to lower noise levels), 

the predicted maximum noise levels at the façades of the proposed development would be approximately 

60 dB(A) during daytime periods and 55 dB(A) during night-time periods. 

9.145 The proposed minimum façade sound insulation specifications detailed within Technical Appendix 9.6 

would be capable of controlling noise break-in from servicing vehicles accessing the site, and noise 

breaking out of the Block H loading bay area. 

9.146 As such, direct, long term, permanent Negligible Adverse effects are predicted at all receptors due to 

servicing vehicle noises. 

Assessment of Residual Effects 
Additional Mitigation  
Demolition and Construction Stage 

9.147 In modelling the demolition and construction plant noise levels, account has been taken of standard 

practice BPM to be adopted on-site in accordance with the CEMP, including monitoring. The assessments 

have been based on worst-case.  

9.148 The Applicant would ensure that works are programmed to minimise the overlap of noisy activities, that 

quiet plant is selected where possible, that  noisy activities are screened and that detailed demolition 

and construction method statements would be prepared to minimise impacts to close proximity NSRs.  

9.149 It is noted that in the case of the new sensitive receptors, occupants would be moving in to completed 

blocks in the knowledge that it is an active construction site.  
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9.150 All effects would be temporary in nature and have been based on a worst-case assessment approach and 

therefore the effects, while significant, are not considered to be a material consideration. 

Completed Development Stage 

9.151 No additional mitigation is proposed in respect of the completed development stage. 

Demolition and Construction Residual Effects 
9.152 In respect of demolition and construction plant noise, direct, medium term, temporary: 

• Minor to Moderate Adverse, not significant and significant effects are predicted at the existing 

NSR R1; 

• Minor to Major Adverse and significant effects are predicted at the existing NSR R2;  

• Minor to Major Adverse and significant effects are predicted at the existing NSR R3;  

• Minor Adverse and not significant effects are predicted at Bolder Academy; and 

9.153 Major Adverse and significant adverse effects are predicted at early occupied residential units on-site, 

in particular, residents of Blocks H, B, A, C, G and F during concurrent work periods. Significant effects 

at R1 could occur over a two year period, although it is unlikely that significant effects would occur for 

each day of construction, due to the likely variation in noise levels with different construction activities. 

Temporary significant effects at receptors R2 and R3 could occur throughout the demolition and 

construction program. The demolition and construction plant noise at all R1 would not be significant. 

9.154 Temporary significant adverse vibration effects are predicted at the new sensitive receptors: residents 

of Block A, Block H and Block C. According to the construction programme outlined in ES Chapter 5: 

Demolition and Construction, groundworks for Blocks D, F and G are set to occur over 20-24 weeks. 

Piling works are not expected to occur the entirety of this period.  

9.155 In respect of demolition and construction traffic noise, the effect would be direct, medium term 

temporary: 

• Negligible Adverse at existing NSRs R1, R2, R3 and Bolder Academy; and 

• Negligible Adverse at future on-site NSRs. 

9.156 In respect of demolition and construction vibration, the effect would be indirect, medium term, 

temporary: 

• Negligible to Minor Adverse for existing NSR R1; 

• Negligible to Minor Adverse for existing NSR R2; 

• Negligible to Minor Adverse for existing NSR R3;  

• No effects at the Bolder Academy; and 

• Negligible to Minor Adverse for all future on-site NSR at Blocks H, C, B and A. 

Completed Development Residual Effects 
9.157 The residual completed development effects would remain unchanged for all receptors and therefore as 

follows: 

• Site suitable for residential development subject to detailed design during the RMA stages; 

• Fixed plant installations: direct, permanent Negligible Adverse effects; 

• Operational traffic: Negligible Adverse to Negligible Beneficial effects; and 

• Operational servicing idling noise: direct, permanent Negligible Adverse effect. 

Summary of Residual Effects 
9.158 Table 9.18 provides a tabulated summary of the outcomes of noise and vibration assessment of the 

proposed development.  

Table 9.18: Summary of Residual Noise and Vibration Effects 

Receptor 
Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect 

** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

IR 

St 

Mt 

Lt 

Demolition and Construction 

R1 Introduction of 

demolition and 

construction plant 

noise 

None, although the 

Applicant would 

ensure that works 

are programmed to 

minimise the 

overlap of noisy 

activities, that quiet 

plant is selected 

where possible, that  

noisy activities are 

screened and that 

detailed demolition 

and construction 

method statements 

would be prepared 

to minimise impacts 

to close proximity 

NSRs. 

Minor-Moderate     

(not significant to 

significant) 

- D T R Mt 

R2 Minor- Major             

(not significant to 

significant) 

- D T R Mt 

R3 Minor -Major            

(not significant to 

significant) 

- D T R Mt 

Bolder Academy Minor                  

(not significant) 
- D T R Mt 

Future On-site 

NSRs 

Major              

(significant) 

- D T R Mt 

R1 Introduction of 

demolition and 

construction 

traffic noise 

None Negligible             

(not significant) 

- D T R Mt 

R2 - D T R Mt 

R3 - D T R Mt 

Bolder Academy - D T R Mt 

New On-site NSRs - D T R Mt 

R1 

Creation of 

demolition and 

construction 

vibration 

None 
Negligible-Minor 

(not significant) 

- I T R Mt 

R2 - I T R Mt 

R3 - I T R Mt 

Bolder Academy - I T R Mt 

New NSRs - I T R Mt 

Completed Development 

Existing/Future 

off-site NSRs 

Introduction of 

fixed plant noise 

None Negligible              

(not significant) 
- D P IR Lt 

Existing/Future 

off-site NSRs 

Changes in traffic 

noise levels 

None Negligible              

(not significant) 

+ 

- 
I P IR Lt 

Future on-site 

NSRs 

Site Suitability Further detailed 

design to be 

secured by means 

of an appropriately 

worded planning 

condition 

 

Suitable                    

(not significant) N/A D P IR Lt 
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Table 9.18: Summary of Residual Noise and Vibration Effects 

Receptor 
Description of 

Residual Effect 

Additional 

Mitigation 

Scale and 

Significance of 

Residual Effect 

** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

IR 

St 

Mt 

Lt 

Existing and 

Future offsite 

NSRs 

Noise from 

servicing vehicles  

None Negligible             

(not significant) - D P IR Lt 

Future on-site 

NSRs  

Negligible              

(not significant) 
- D P IR Lt 

Notes: 

* - = Adverse/ + = Beneficial/ +/- Neutral; D = Direct/ I = Indirect; P = Permanent/ T = Temporary; 

R=Reversible/ IR= Irreversible; St- Short term/ Mt –Medium term/ Lt –Long term. 

**Negligible/Minor/Moderate/Major 

Cumulative Effects 
Intra-Project Effects 
9.159 Intra-project cumulative effects are discussed in Chapter 12: Cumulative Effects. 

Inter-Project Effects 
9.160 Table 9.19 provides a summary of the likely cumulative effects resulting from the proposed development 

and the cumulative schemes. It should be noted that the assessment of road traffic generated effects 

completed within the main assessment has been completed taking into account the cumulative schemes 

in the future baseline and the combined effects of both the proposed development and the Homebase 

development, so have not been considered in the Table 9.19 screening exercise. 

9.161  

Table 9.19: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Operation / Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

New Horizons Court, 

Ryan Drive, Brentford, 

TW8 9EP 

No Distance from site  

and programmes 

unlikely to overlap. 

No Distance from site. 

4 and 8 Harlequin 

Avenue, Brentford, 

TW8 9EW 

No Distance from site 

and programmes 

unlikely to overlap. 

No Distance from site. 

1 Commerce Road, 

Brentford, London, 

TW8 8LE 

No Distance from site 

and programmes 

unlikely to overlap. 

No Distance from site. 

871 Great West Road, 

Isleworth London TW7 

5PD 

No Distance from site 

and programmes 

unlikely to overlap. 

No Distance from site. 

Table 9.19: Inter-Project Cumulative Effects 

Cumulative 

Development 

Demolition and Construction Operation / Completed Development 

Cumulative 

Effects Likely? 
Reason 

Cumulative 

Effects Likely? 
Reason 

891 Great West Road, 

Isleworth London TW7 

5PD 

No Distance from site 

and programmes 

unlikely to overlap. 

No Distance from site. 

Former Syon Gate 

Service Station, Land 

at South of Gillette 

Corner, Great West 

Road, Isleworth TW7 

5NP 

No Distance from site 

and programmes 

unlikely to overlap. 

No Distance from site. 

Sky, Sites 6 & 7, 

Grant Way, Isleworth 

TW7 5QD 

No It is assumed as the 

development is 

within the Sky 

Campus, 

construction noise 

will be managed by 

the contractor to 

control noise 

emissions to the rest 

of the campus. Due 

to distance from this 

site to other existing 

receptors, 

cumulative effects 

are not expected. 

No It is assumed as the 

development is within 

the Sky Campus, no 

significant effects are 

expected within this 

NSR. Due to distance 

from this site to other 

existing receptors, 

cumulative effects not 

expected. 

Bolder Academy, 1 

MacFarlane Lane, 

Isleworth, TW7 5PN 

No The school is 

scheduled to be 

developed and 

operational before 

work commences 

on-site.  

No It is assumed any 

operational noise, e.g. 

plant noise, will be 

controlled such that no 

significant effects will 

occur. 

Homebase, Syon 

Lane, Isleworth, TW7 

5QE 

No Distance from site 

and key demolition 

and construction 

phases unlikely to 

overlap. 

No Distance from site. 

Demolition and Construction Cumulative Effects 
9.162 Based on the reasonable assumption that all sites would follow best practice guidance and industry 

guidance and implementing an appropriate CEMP, the potential for an increase in demolition and 

construction plant noise as a result of the combined emissions from the cumulative schemes and the 

proposed development, is considered unlikely.  

9.163 Based on a review of publicly available information on the cumulative schemes’ demolition and 

construction programmes, it appears that these schemes would be completed or materially completed 

by the time that works commence on-site. Accordingly, in-combination demolition and construction plant 

noise is considered unlikely. Accordingly, the cumulative effects would remain direct, medium term, 

temporary, Minor to Major Adverse and significant. 
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9.164 Consideration has been given to cumulative demolition and construction traffic flows which has indicated 

that there would be no net increase in vehicle flows above the existing situation.  Construction traffic 

from each of the cumulative schemes would be managed through a CLP to limit impacts including those 

on noise and vibration.  On this basis, it is concluded that the residual effects on existing and new 

receptors from cumulative demolition and construction traffic would be direct, medium term, temporary, 

Negligible Adverse. 

9.165 In respect of cumulative demolition and construction vibration, the lack of overlapping development 

programmes means that the cumulative effects would remain direct, medium term, temporary, 

Negligible to Minor Adverse. 

Completed Development Cumulative Effects 
9.166 Scenario 4 flows (including cumulative schemes) was considered in the site suitability assessment. 

Therefore, the conclusions of the site suitability assessment are valid when considering cumulative 

effects.  

9.167 Scenario 4 flows include the predicted future year traffic data including future predicted traffic growth 

assumed to include cumulative schemes in the area, as well as the Homebase development. The 

assessment has therefore considered the cumulative noise levels arising from cumulative schemes traffic 

in the area in 2035. Negligible Adverse cumulative effects are predicted.   

9.168 In respect of cumulative plant noise, it is assumed based on standard practice, that plant noise would be 

controlled for cumulative schemes. Therefore, Negligible Adverse effects are predicted. 

9.169 In respect of cumulative servicing noise, Negligible Adverse effects are predicted, as none of the 

cumulative schemes are in close enough proximity to the proposed development’s loading zones. 

Summary of Assessment 
Background 
9.170 This chapter has detailed the likely noise and vibration effects due to the demolition and construction 

stage and the completed development stage of the proposed development. The assessment has been 

undertaken taking into account the relevant national and local guidance and regulations.   

9.171 The baseline noise climate was established with a baseline noise survey, comprising short-term attended 

noise measurements and long-term unattended noise logging. The long-term noise logging was carried 

out from 27 September to 3 October 2019. 

Demolition and Construction Effects 
9.172 Using industry available noise data for typical demolition and construction works, predictions were 

undertaken to provide an estimate of the potential plant noise emissions from the site during the 

demolition and construction works at existing NSRs within the study area. 

9.173 The effect of demolition and construction noise on the receptors along Syon Lane would be direct, 

medium, temporary Minor to Moderate Adverse, and on residential receptors along MacFarlane Lane, 

as well as the Sky Campus the effect would be direct, medium, temporary Minor to Major Adverse.  

9.174 The effects of demolition and construction noise on new sensitive receptors, i.e. residents of Blocks H, 

B, A, G, F and C would be direct, short-term, temporary Major Adverse. 

9.175 The effects of demolition and construction noise on the future off-site receptor, Bolder Academy, would 

be direct, short-term, temporary Minor Adverse. 

9.176 The effect of demolition and construction vibration would be indirect, medium-term, temporary 

Negligible to Minor Adverse at all receptors, with the exception of the Bolder Academy where No 

effects are predicted. 

9.177 The effect of demolition and construction traffic noise would be direct, short-term, temporary Negligible 

Adverse at all receptors. 

Completed Development Effects 
9.178 Based upon measured noise levels and modelling of the cumulative traffic flow scenario, predictions were 

made for the likely ambient noise levels impacting upon the various building facades that form part of 

the proposed development. Minimum sound insulation performance requirements have been provided 

for the façade to achieve internal noise levels as per BS8233:2014 and ProPG. In addition, mitigation 

measures, such as screening (e.g. noise barriers) and considering the orientation and massing of the 

developed design proposals, have been proposed for external amenity spaces. This would be further 

developed during detailed design and secured by means of an appropriately worded planning condition. 

On this basis the site would be suitable for residential development. 

9.179 Plant rating limits have been set in accordance with BS414:2014+A1:2019. All fixed plant installations 

would be fitted with attenuation and acoustic screening, as required to meet the noise emissions limits. 

Mitigation would be developed during detailed design. On this basis, the effects would be Negligible 

Adverse. 

9.180 Operational servicing noise would result in direct, long-term, permanent, Negligible Adverse effects. 

Cumulative Effects 
9.181 Based on a review of publicly available information on the cumulative schemes’ demolition and 

construction programmes, it appears that the Bolder Academy would be completed or materially 

completed by the time that works commence on-site. Accordingly, in-combination demolition and 

construction plant noise is considered unlikely. Accordingly, the cumulative effects would remain direct, 

medium term, temporary, Minor to Major Adverse and significant. 

9.182 In respect of cumulative demolition and construction vibration, temporary No and Negligible to Minor 

Adverse effects are predicted. 

9.183 In respect of cumulative demolition and construction traffic noise, temporary Negligible Adverse effects 

are predicted. 

9.184 In respect of the completed development stage, Negligible Adverse cumulative effects are predicted 

for plant noise. 

9.185 In respect to traffic noise, Negligible Adverse cumulative effects are predicted.   

9.186 In respect of cumulative servicing noise, Negligible Adverse cumulative effects are predicted. 
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10 WIND MICROCLIMATE
Introduction 

 

 

Methodology 
 

• International Legislation: 

− There is no international legislation pertaining to wind microclimate. 

• National Legislation and Policy: 

− NPPF (2019)1; 

− PPG (2019)2; 

• Regional Policy: 

− London Plan (2016)3 in particular policies ‘7.6 - Architecture’; ‘7.7 - Location and Design of Tall 

and Large Buildings’; 

− Intend to Publish London Plan (2019)4 in particular policies ‘D3 - Optimising Site Capacity 

through the Design-led Approach’; ‘D8 - Public Realm’; ‘D9 - Tall Buildings’; 

− Shaping Neighbourhoods: Play and Informal Recreation Supplementary Planning Guidance 

(2012)5; 

− London Environment Strategy (2018)6;  

− Sustainable Design and Construction Supplementary Planning Guidance (2014)7; 

• Local Policy: 

− Hounslow Local Plan 2015 to 2030 Volume 1 (2015)8 in particular policy ‘CC3 - Tall Buildings’; 

• National guidance and industry standards: 

− The Lawson Comfort Criteria (2001)9; 

− Guidance on Tall Buildings (2015)10; and 

− Historic England Advice Note 4: Tall Buildings (2015)11. 

 
1 Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. London. HMSO. 

2 Ministry of Housing, Communities and Local Government, 2019. Planning Practice Guidance [online]. Available from: 

https://www.gov.uk/government/collections/planning-practice-guidance 
3 Greater London Authority, 2016. The London Plan Spatial Development Strategy for London Consolidation with Alterations since 2011. London. GLA. 

4 Greater London Authority, 2019. Draft New London Plan (Mayor’s Intending to Publish version). London. GLA. 

5 Greater London Authority, 2012. Shaping Neighbourhoods: Play and Informal Recreation Supplementary Planning Guidance. London. GLA. 

Consultation 
 

 

Table 10.1: Summary of Consultation 

Consultee and 

Form/Date of 

Consultation 

Summary of Comments Where in this Chapter Comments 

are addressed 

 

Assessment Scope 
 

 

6 Greater London Authority, 2018. London Environment Strategy. London. GLA. 

7 Greater London Authority, 2014. Sustainable Design and Construction Supplementary Planning Guidance. London. GLA 

8 London Borough of Hounslow, 2015. Hounslow Local Plan 2015-2030: Volume One. London. LBH 

9 Lawson T.V. 2001, Building Aerodynamics, Imperial College Press 

10 Commission for Architecture and the Built Environment and English Heritage, 2015. Guidance on Tall Buildings. London. CABE and English Heritage 

11 CABE and English Heritage, 2015. Tall Buildings: Historic England Advice Note 4, 2015. London. CABE and English Heritage. 
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• Predominant Ground Floor Uses;  

• Predominant First Floor Uses; 

• Proposed Open Space at Ground Level;  

• Open Space at Podium Level; 

• Open Space at Roof Level; and  

• Access and Movement. 

Technical Scope 

 

 

 

 

 

Spatial Scope 

 

Temporal Scope 

 

• Configuration 1: Existing site and existing surrounding buildings (Baseline); 

• Configuration 2: Baseline + proposed development; and 

• Configuration 3: Baseline + proposed development + cumulative schemes. 

 

Figure 10.1: Configuration 1: Existing Site and Existing Surrounding Buildings (Baseline) – Viewed 
from above 

 

Figure 10.2: Configuration 2: Baseline + Proposed Development – Viewed from above 

 

Figure 10.3: Configuration 3: Baseline + Proposed Development + Cumulative Schemes – Viewed 
from above 
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Baseline Characterisation Method 
 

 

Desk Study 

Meteorological Data 

 

 

 

Figure 10.4: Seasonal Wind Roses for London 

Field Study 

 

Assessment Method 
Methodology 

 

 

• a 3D model of the existing context of the site and the current surrounding urban context up to a 400 

m radius from the centre of the site (the massing of the buildings immediately surrounding the site 

were included as these influence the wind as it approaches the site); 

• a 3D model of the proposed development (capturing the overall geometry and massing of the 

buildings); and 

• a 3D model of each of the cumulative schemes within a 400 m radius of the site.  

 

 

 

 

Demolition and Construction Stage 

 

 

 

Completed Development Stage 

 

 



Volume 1: Environmental Statement Main Report 
Chapter 10: Wind Microclimate 

St Edward Homes Limited 
 Osterley Tesco 

 

RAMBOLL                 10-4 16200006465  Issue: Final 

 

Cumulative Stage 

 

 

Assessment Criteria 
 

Lawson Comfort Criteria 

 

 

 

 

Table 10.2: Lawson Comfort Criteria  

Key 
Comfort 

Category 
Threshold Description 

 Sitting 0-4 m/s 
Light breezes desired for outdoor restaurants and seating areas 

where one can read a paper or comfortably sit for long periods. 

 Standing 4-6 m/s 
Gentle breezes suitable for main building entrances, pick-

up/drop-off points and bus stops. 

 Strolling 6-8 m/s 
Moderate breezes that would be appropriate for strolling along a 

city/town centre street, plaza or park. 

 Walking 8-10 m/s 
Relatively high speeds that can be tolerated if the objective is to 

walk, run or cycle without lingering. 

 Uncomfortable >10 m/s 
Winds of this magnitude are considered a nuisance for most 

activities, and wind mitigation is typically recommended. 

Target Wind Conditions 

 

 

 

Pedestrian Thoroughfares 

 

 

Pedestrian Crossings 

 

Entrances 

 

 

 

Bus Stops 

 

Ground Level Amenity Areas 

 

 

 

Podium and Roof Level Amenity Areas 

 

Off-Site Locations 
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Strong Winds 

 

 

 

Significance Criteria 

Receptor Sensitivity 

 

 

 

• Thoroughfares - targeting ‘Strolling’ wind conditions;  

• Entrances - targeting ‘Standing’ wind conditions; 

• Secondary Entrances - targeting ‘Strolling’ wind conditions or calmer;  

• Seating areas - targeting ‘Sitting’ wind conditions during the summer season; and 

• Amenity spaces - targeting ‘Sitting’ to ‘Standing’ wind conditions during the summer season (with 

‘Standing’ wind conditions acceptable at mixed-use amenity areas and large amenity spaces). 

 

• Existing amenity space – targeting ‘Sitting’ to ‘Standing’ wind conditions during the summer season 

(with ‘Standing’ wind conditions acceptable at mixed-use amenity areas and large amenity spaces);  

• Pedestrian Crossings – targeting ‘Walking’ wind conditions; and 

• Bus Stops – targeting ‘Standing’ wind conditions. 

 

Assessing Significance 

 

Table 10.3: Scale and Nature/Type of Effect Criteria 

Criteria Descriptor 

Nature of Effect Criteria 

 

• Beneficial – An advantageous effect to a receptor; 

• Neutral – An effect that on balance, is neither beneficial nor adverse to a receptor; or 

• Adverse – A detrimental effect to a receptor. 

 

 

Assumptions and Limitations 
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Baseline Conditions 
Existing Baseline (Configuration 1) 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 10.5: Configuration 1: Existing Site with Existing Surrounding Buildings, Ground Level – 
Windiest Season 

 

Figure 10.6: Configuration 1: Existing Site with Existing Surrounding Buildings, Ground Level – 
Summer Season 
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Baseline Wind Conditions 

 

Pedestrian Thoroughfares 

 

Pedestrian Crossings 

 

Entrances 

 

Bus Stops 

 

Ground Level Amenity Areas 

 

 

Podium and Roof Level Amenity Areas 

 

Strong Winds 

 

Sensitive Receptors 
 

Table 10.4: Summary of Sensitive Receptors 

Receptor Sensitivity 

Assessment of Effects 
Demolition and Construction Effects 

 

 

Completed Development Effects (Configuration 2) 
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• north of the site: the ‘Water Gardens’; 

• south-west of the site, in between Blocks D, E, F and G (referred to as ‘The Meander’ in the design 

code’);  

• east of the site: public square (referred to as ‘The Clearing’ in the design code); and  

• west of Block J and along residential façades of Blocks A, C-H: defensible space (as shown in the 

Open Space parameter plan) which could be used as private garden space. 

 

 

 

 

Table 10.5: Intended Usage and Required Wind Conditions 

Intended Usage Location within Proposed Development and Surrounding 

Study Area 

Required Wind 

Conditions 

• Along all non-residential façades, beyond the 1.5 defensible 
space of all residential façades and open spaces around the 
proposed development, excluding The Water Gardens, The 
Meander and The Clearing. 

• Off-site, along both sides of Grant Way, Syon Lane, and 
Macfarlane Lane 

• Strolling use or 
calmer during the 
windiest season 

• On-site pedestrian crossings introduced to the south-east, 
south, and south-west of the proposed development 

• Off-site pedestrian crossings introduced to the south and 
south-west of the proposed development 

• The existing off-site pedestrian crossing to the south-east 
of the site 

• Walking use or 
calmer during the 
windiest season 

• Along all façades of the Blocks of the proposed development 

• Off-site entrances to houses along Syon Lane and Oaklands 
Avenue  

• Standing use or 
calmer during the 
windiest season 

• On-site to the east of Block K 

• Along Grant way to the south-east of Block B of the 

proposed development 

• Along Grant Way to the east of the proposed development 

• Standing use or 
calmer during the 

windiest season 

• The Water Gardens 

• The Meander 

• The Clearing 

• Private amenity to the west of Block J 

• Defensible space along residential façades of Blocks A, C-H 

• The Goals Gillette Corner Sportfields (including Goals 
Gillette Corner Football Academy football pitches and Sky’s 
football area) to the north-west of MacFarlane Lane 

• Existing gardens backing onto MacFarlane Lane and the 
western site boundary 

• Standing use or 
calmer during the 
summer season 

• Sitting use during 

the summer season 
at dedicated 
seating locations 

• Podium level courtyards at the centres of Blocks A, C, D 
and H with potential private gardens along façades 

• Roof level amenity spaces at the top of Blocks A, B, C, D, E, 
F, G and H with potential private gardens along façades 

• Standing use or 
calmer during the 
summer season 

• Sitting use during 
the summer season 
at dedicated 

seating locations 
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Figure 10.7: Configuration 2: Proposed Development with Existing Surrounding Buildings, Ground 
Level – Windiest Season 

 

Figure 10.8: Configuration 2: Proposed Development with Existing Surrounding Buildings, Ground 
Level – Summer Season 

Ground Level Measured Wind Conditions 

 

Pedestrian Thoroughfares 

 

 

• Strolling use wind conditions; 

• Standing use wind conditions; and 

• Sitting use wind conditions. 

 

• Direct, long term, permanent Negligible effects; 

• Direct, long term, permanent Minor Beneficial effects; and 

• Direct, long term, permanent Moderate Beneficial effects. 

 

Pedestrian Crossings 
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Entrances 

 

 

 

 

Bus Stops 

 

 

 

Ground Level Amenity Areas 

 

 

 

 

 

 

Podium and Roof Level Measured Wind Conditions 

 

 

 

Figure 10.9: Configuration 2: Proposed Development with Existing Surrounding Buildings, Podium 
and Roof Level– Windiest Season 
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Figure 10.10: Configuration 2: Proposed Development with Existing Surrounding Buildings, Podium 
and Roof Level 
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• Sitting use wind conditions; 

• Standing use wind conditions; 

• Strolling use wind conditions; 

• Walking use wind conditions; and 

• Uncomfortable wind conditions. 

 

• Direct, long term, permanent Negligible effects; 
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• Direct, long term, permanent Moderate Adverse effects; and  

• Direct, long term, permanent Major Adverse effects. 
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• Direct, long term, permanent Minor Adverse and significant effects; 

• Direct, long term, permanent Moderate Adverse and significant effects; and  

• Direct, long term, permanent Major Adverse and significant effects, respectively. 

 

 

 

• Trees (1.5-4 m in height); 

• Planters with dense shrubs (1.5-2 m in height); 

• Screens (1.5-2 m in height); 

• Increased height balustrades (1.5-2 m in height); 

• Planted Trellises (2-3 m in height); 

• Canopies (2-3 m in height and 1.5-3 m in depth); 

• Pergolas (2-3 m in height); and 

• Recessing entrances (at least 1.5 m).  

 

 

 

 

• Direct, long term, permanent Negligible to Moderate Beneficial effects at on-site thoroughfare 

areas; 

• Direct, long term, permanent Negligible effects at off-site thoroughfare areas; 

• Direct, long term, permanent Minor Beneficial to Major Beneficial effects at on-site pedestrian 

crossings; 

• Direct, long term, permanent Negligible effects at existing off-site pedestrian crossings; 

• Direct, long term, permanent Major Beneficial effects at off-site pedestrian crossings introduced 

by the proposed development; 

• Direct, long term, permanent Minor Adverse to Minor Beneficial effects at potential on-site 

building entrances; 

• Direct, long term, permanent Negligible effects at off-site entrances; 

• Direct, long term, permanent Negligible to Minor Beneficial effects at potential on-site bus stops; 

• Direct, long term, permanent Negligible effects at off-site bus stops; 

• Direct, long term, permanent Negligible effects at on-site ground level amenity areas; 

• Direct, long term, permanent Negligible effects at off-site ground level amenity areas; 

• Direct, long term, permanent Negligible effects at on-site podium level amenity areas; and 

• Direct, long term, permanent Negligible to Major Adverse effects at on-site roof level amenity 

areas. 

 

• Block A; 
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• Block C; 

• Block D; 

• Block F; 

• Block G; and 

• Block H. 
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Summary of Residual Effects 
 

Table 10.6: Summary of Residual Wind Microclimate Effects 
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Inter-Project Effects 
 

Table 10.7: Inter-Project Cumulative Effects 
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Completed Development Cumulative Effects 
(Configuration 3) 
Ground Level Measured Wind Conditions 

 

 

Figure 10.11: Configuration 3: Proposed Development with Cumulative Surrounding Buildings, 
Ground Level – Windiest Season 

 

Figure 10.12: Configuration 3: Proposed Development with Cumulative Surrounding Buildings, 
Ground Level – Summer Season 

 

 

 

 

• Direct, long term, permanent Negligible to Moderate Beneficial effects at on-site thoroughfare 

areas; 

• Direct, long term, permanent Negligible effects at off-site thoroughfare areas; 

• Direct, long term, permanent Negligible effects at off-site pedestrian crossings; 

• Direct, long term, permanent Minor Adverse to Minor Beneficial effects at potential on-site 

entrances; 

• Direct, long term, permanent Negligible effects at off-site entrances; 

• Direct, long term, permanent Negligible to Minor Beneficial effects at potential on-site bus stops; 

• Direct, long term, permanent Negligible effects at off-site bus stops; 

• Direct, long term, permanent Negligible effects at on-site ground level amenity areas; and 

• Direct, long term, permanent Negligible effects at off-site ground level amenity areas. 
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Podium and Roof Level Measured Wind Conditions 

 

 

Figure 10.13: Configuration 3: Proposed Development with Cumulative Surrounding Buildings, 
Podium and Roof Level – Windiest Season 

 

Figure 10.14: Configuration 3: Proposed Development with Cumulative Surrounding Buildings, 
Podium and Roof Level – Summer Season 

 

 

• Direct, long term, permanent Negligible effects at on-site podium level amenity areas; and 

• Direct, long term, permanent Negligible to Major Adverse effects at on-site roof level amenity 

areas. 

 

• Block A; 

• Block B; 

• Block C; 

• Block D; 

• Block F; 

• Block G; and 

• Block H. 

 

• Block A; 

• Block B; 

• Block C; 

• Block D; 

• Block G; and 

• Block H. 

Summary of Assessment 
Background 

 

 

 

 

Demolition and Construction Effects 
 



St Edward Homes Limited 
Osterley Tesco 

Volume 1: Environmental Statement Main Report 
Chapter 10: Wind Microclimate 

 

16200006465  Issue: Final          10-17 RAMBOLL 

 

 

 

Completed Development Effects 
 

 

 

 

 

 

 

• Trees (1.5-4m in height); 

• Planters with dense shrubs (1.5-2 m in height); 

• Screens (1.5-2 m in height); 

• Increased height balustrades (1.5-2 m in height); 

• Planted Trellises (2-3 m in height); 

• Canopies (2-3 m in height and 1.5-3 m in depth); 

• Pergolas (2-3 m in height); and 

• Recessing entrances (at least 1.5 m). 
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11 DAYLIGHT, SUNLIGHT AND OVERSHADOWING
Introduction 

 This chapter of the ES reports on the potential impacts and likely effects of the proposed development 

with respect to daylight, sunlight and overshadowing during the demolition and construction stage and 

the completed development stage of the proposed development.  

 The chapter describes the daylight, sunlight and overshadowing policy context; the methods used to 

assess the potential impacts and likely effects; the baseline conditions at and surrounding the site; the 

likely daylight, sunlight and overshadowing effects taking into consideration embedded mitigation; the 

need for additional mitigation and enhancement; the significance of residual effects; and inter-project 

cumulative effects. 

 The chapter is supported by the following technical appendices in ES Volume 3: 

• Appendix 11.1: Drawings of the Baseline, the Proposed Development and the Cumulative Scenario; 

• Appendix 11.2: Daylight and Sunlight Results for Neighbouring Properties for both the Proposed 

Development and the Cumulative Scenario;   

• Appendix 11.3: Overshadowing Assessment; and 

• Appendix 11.4: Window Maps. 

Methodology 
 The assessment has been informed by the following legislation, policies and published guidance: 

• National Legislation and Policy: 

− NPPF (2019)1; 

− PPG (2019)2; 

• Regional Policy: 

− The London Plan (2016)3 in particular policy ‘7.6-Architecture’; 

− Intend to Publish London Plan (2019)4 in particular policies ‘D6 - Housing Quality and Standards’ 

and ‘D9 - Tall Buildings (3a)-environmental impact and 4a)-cumulative impacts);  

• Local Policy: 

− Hounslow Local Plan 2015 to 2030 Volume One5 in particular policies ‘CC2(t)-Urban Design and 

Architecture’; and 

• National guidance and industry standards: 

− Building Research Establishment (BRE) Guidelines (2011)6. 

Consultation 
 An EIA Scoping Report7 was submitted to the LBH on 31 July 2019 in support of a request for a formal 

EIA Scoping Opinion (provided in Technical Appendix 2.1, ES Volume 3). The LBH issued an EIA Scoping 

Opinion on 11 October 2019 (Technical Appendix 2.2, ES Volume 3). Two further Scoping update letters 

were issued to the LBH to confirm that subsequent design changes did not materially affect the originally 

 
1 Secretary of State for Ministry of Housing, Communities and Local Government, 2019. National Planning Policy Framework. London. HMSO. 

2 Secretary of State for Ministry of Housing, Communities and Local Government, 2019. Effective Use of Land. www.gov.uk/guidance/effective-use-of-

land. Accessed on 16 July 2020.  
3 Greater London Authority, 2016. The London Plan Spatial Development Strategy for London Consolidated with Alterations Since 2011. London. GLA. 

proposed scope of the EIA and therefore that the EIA Scoping Report and the LBH EIA Scoping Opinion 

remained valid. 

 Table 11.1 summarises the consultation that has been undertaken with respect to the daylight, sunlight 

and overshadowing assessment.  

Table 11.1: Summary of Consultation 

Consultee and Form/Date 

of Consultation 

Summary of Comments Where in this Chapter 

Comments are addressed 

Scoping Opinion received 

October 2019 

The LBH confirmed agreement with 

the proposed scope of the 

assessment; that VSC and NSL were 

to be used; and that ADF is not 

appropriate unless full details of 

interior rooms are known.  

Assessment Method, Assessment 

Criteria, Baseline Conditions, 

Assessment of Effects 

The LBH confirmed Light Spill and 

Solar Glare could be scoped out with 

issues to be considered in supporting 

planning documents.  

N/A 

Scoping Clarification 

Response received May 2020 

An alternative target VSC value of 20 

% was agreed.  

Consultation, Scale of Effect 

Criteria, Assessment of Effects 

 As a result of the consultation undertaken as part of the formal EIA Scoping process, it was agreed with 

LBH that the potential impacts and likely effects caused by the proposed development would be 

considered against the alternative VSC baseline target of 20 %. For completeness, the typical BRE 

guidelines level of 27 % has also been assessed. See the Assessment Method section for more 

information.  

Assessment Scope 
 The assessment has been based on the methodology and criteria as set out in the BRE guidelines.  

 Account has been taken of all applicable legislation, guidance and policy.  

 The assessment has been based on a series of development parameters, assumptions and commitments 

as described in Chapter 2: EIA Process and Methodology; Chapter 4: Proposed Development Description; 

and Chapter 5: Demolition and Construction Environmental Management. The daylight, sunlight, and 

overshadowing assessments have been undertaken based on the maximum height and massing for the 

proposed development, as shown on the Maximum Development Parcels and Maximum Building Heights 

Parameter Plans, which represents the worst-case for the proposed development once constructed and 

operational. 

 

4 Greater London Authority, 2019. The London Plan Intend to Publish Version. London. GLA. 

5 London Borough of Hounslow, 2015. Hounslow Local Plan 2015-2030. London. LBH. 
6 Littlefair, P.J, 2011. Building Research Establishment – Site Layout Planning for Daylight and Sunlight. A Guide to Good Practice. 

7 Ramboll, 2019. Osterley Tesco, Syon Lane, Isleworth: Environmental Impact Assessment Scoping Report, July 2019. 
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Technical Scope 

 The assessment considers the impacts and effects of the proposed development in isolation and then in 

combination with cumulative schemes (including the Homebase development) in respect of the following: 

• The effect on daylight and sunlight availability at adjacent existing receptors;  

• The effect on levels of sunlight at adjacent existing external amenity receptors; and 

• The effect on the levels of daylight and sunlight at adjacent future receptors. 

Spatial Scope 

 In respect of daylight and sunlight, the study area comprises sensitive residential receptors within the 

immediate surroundings of the application site boundary that may be affected by the newly introduced 

massing of the proposed development.  

 In respect of the overshadowing, professional judgement and experience were used to determine the 

open space and private amenity receptors considered to be in close enough proximity to be affected by 

shadow cast from the proposed development. This is in accordance with industry best practice.  

Temporal Scope 

 The assessment has considered the potential impacts and likely effects of the proposed development 

during the demolition and construction stage and the completed development stage. The effects during 

demolition and construction would be temporary and medium-term (five to ten years) in nature (primarily 

between 2025 and 2035) and the effects arising from the completed development stage would be 

expected to be permanent and long-term in nature (i.e. more than ten years). 

 For the completed development stage, the following scenarios have been assessed and are reported 

within this chapter:  

• Existing baseline;  

• Existing baseline + proposed development; and 

• Existing baseline + proposed development + cumulative schemes. 

Baseline Characterisation Method 

Desk Study 

 In order to establish baseline conditions in the study area, relevant data was reviewed and assessed. 

Data was obtained from the following sources: 

• London Borough of Hounslow planning records8; 

• Valuation Office Agency9; 

• Residential sales documents (i.e. Rightmove)10; and 

• Land Registry11;  

 These sources were used to establish the property uses and the likely internal configurations of the 

sensitive receptors. Where room layout information was unavailable, reasonable assumptions have been 

made as to the likely use and internal configuration of the rooms behind the fenestration. The sources 

were initially accessed in August 2019, however further investigations were undertaken in June 2020.  

Field Study 

 A 3D measured Point Cloud survey was undertaken for the site and the existing sensitive receptors on 

12 August 2019, which forms the baseline for the daylight, sunlight and overshadowing assessments. 

 
8 London Borough of Hounslow, 2020. Planning Search. www.planning.hounslow.gov.uk/planning_search. Accessed August 2019. 

9 Valuation Office Agency, 2020. Search the Council Tax Valuation List. www.cti.voa.gov.uk/cti/inits. Accessed August 2019. 

Photographs were also taken during the visit to help inform the computer modelling and assumptions 

into internal configurations.  

Modelling 

 The baseline conditions were constructed using a 3D computer model of the site and surroundings based 

on the measured Point Cloud survey data. Room layouts were added to the model from the information 

obtained within the Desk Study. Specialist software was used to calculate the existing levels and proposed 

levels which were then compared against one another to quantify the effects caused.  

Assessment Method 

Methodology 

 A technical analysis was undertaken to establish the potential impacts of the proposed development with 

regard to daylight, sunlight and overshadowing enjoyed by the sensitive receptors. The analysis was 

based on a 3D computer model, created in AutoCAD, of the existing situation on the site, the 

neighbouring properties and use of the following information: 

• Photographs taken during the site visit; 

• Full measured survey; 

• Information obtained from public records on LBH’s website; 

• Information obtained from online property sources (i.e. Rightmove); and 

• Drawings produced by the Applicant’s appointed Architects which form part of the EIA. 

 A specialist computer programme (SOL) was used to undertake the required technical analysis of Vertical 

Sky Component (VSC), No Sky Line (NSL), Annual Probable Sunlight Hours (APSH) and overshadowing 

in accordance with the BRE guidelines. This process used Waldram diagrams, in line with industry best 

practice, to quantify the levels of daylight and sunlight in both the baseline condition and within the 

completed proposed development. 

 The uses of neighbouring receptors, in terms of commercial and residential, were established using 

external observations and Valuation Office Agency (VOA) checks. Only those adjacent residential 

properties, which have windows facing towards the site were included in the assessment, in accordance 

with BRE guidelines recommendations and industry best practice.  

 The daylight and sunlight assessments comprised the following: 

• Identifying the neighbouring receptors that are likely to be impacted by the proposed development; 

• Through detailed modelling, determining the effects that the proposed development would have on 

the daylight and sunlight compared with the existing situation and consider the results against 

numerical targets; and 

• Assessing the combined effect of the proposed development and cumulative schemes on the daylight 

and sunlight amenity of the neighbouring receptors and the daylight and sunlight amenity of the 

cumulative schemes. 

 The overshadowing assessment comprised the following:  

• Identifying the neighbouring external amenity areas that are likely to be impacted by the proposed 

development; and 

• Through detailed modelling, determining the effects that the proposed development would have on 

the sunlight availability to these amenity areas compared with the existing situation and consider 

the results against numerical targets. 

10 Rightmove PLC, 2020. www.rightmove.co.uk & Zoopla Property Group Limited, 2020. www.zoopla.co.uk. Accessed August 2019. 

11 Her Majesty’s Land Registry, 2020. www.eservices.landregistry.gov.uk/eservices. Accessed August 2019.  
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Daylight and Sunlight 

 The BRE guidelines suggests that residential properties have the greatest need for good daylight and 

sunlight and that key habitable rooms should be considered. The BRE guidelines state “the guidelines 

are intended for use for rooms in adjoining dwellings where light is required, including living rooms, 

kitchens and bedrooms”. Bedrooms are considered less important as they are mainly occupied at night-

time. The guidelines also highlight other property types which may be considered as ‘sensitive receptors’ 

such as schools, hospitals, hotels and hostels, small workshops and some offices, if they have a 

reasonable expectation for daylight. 

 Within the guidelines there are several methods for calculating daylight; however, there are two methods 

that are predominantly used; these being the measurement of the Vertical Sky Component (VSC) and 

No Sky Line (NSL) with regard to existing neighbouring sensitive receptors. 

 The BRE guidelines advise that the numerical target values in assessing how much light from the sky is 

blocked by obstructing buildings are purely advisory and that different targets may be used based on the 

special requirements of the proposed development or its location. This is particularly relevant in areas of 

regeneration, where the emerging context is in contrast to the existing buildings that surround the site. 

In these instances, Appendix F of the BRE guidelines suggests that the use of alternative target values 

may be more appropriate. The use of alternative target values was agreed with the LBH in the Scoping 

Opinion consultation and set out in Table 11.1 and is in response to the existing and emerging policy 

designations, which envisage a comprehensive redevelopment and intensification of the site.  

 With regard to sunlight, the APSH are calculated, as well as consideration of the levels during the winter 

months, for all windows facing within 90 degrees of due south to the neighbouring residential properties, 

in both the baseline condition and with the proposed development implemented. 

 Daylight and sunlight assessments of the neighbouring residential properties have been undertaken using 

the VSC, NSL and APSH calculations. All properties that may possibly be affected have been included in 

the assessment. 

 The BRE guidelines recommend that in order to establish whether detailed testing of a neighbouring 

residential property is required, a preliminary check is undertaken to identify whether the proposed 

development would bisect a 25 degree line drawn from the centre of the lowest habitable window within 

the neighbouring property..  

Vertical Sky Component 

 The VSC analysis establishes the amount of available daylight received directly from the sky for each 

individual window. The reference point for the analysis is the centre of the window, on the plane of the 

outer window wall. 

 This is the ratio of the direct sky illuminance falling on the vertical wall at a reference point, to the 

simultaneous horizontal illuminance under an unobstructed sky. The VSC does not include reflected light. 

 Paragraph 2.2.6 of the BRE guidelines recommends that “for a bay window, the centre window facing 

directly outwards can be taken as the main window.” The majority of properties along Syon Lane are 

served by bay windows and in these instances the centre window will be considered as the main window 

for VSC.  

 To maintain good levels of daylight, the BRE guidelines recommend a VSC of 27% or greater. However, 

this is predicated on more traditional suburban environment and the BRE guidelines recognise that a 

lower VSC may be acceptable in more urban environments. It has been agreed with the LBH that a 

retained VSC of 20% is a more appropriate alternative target for the proposed development in response 

to the existing and emerging policy designations, which envisage a comprehensive redevelopment and 

intensification of the site which will naturally create a departure from the current suburban context.  

 Where windows are affected by the proposed development and a VSC of less than 20% is calculated, a 

comparison of existing and proposed levels of VSC should be made. Where possible, the proposed 

development VSC should not be less than 80% of the pre-development VSC. 

 In certain instances, it may not be possible to meet the BRE or alternative target values. Paragraphs 

2.2.11 and 2.2.12 of the BRE state: 

“Existing windows with balconies above them typically receive less daylight. Because the balcony cuts 

out light from the part of the sky, even a modest obstruction opposite may result in a large relative 

impact on the VSC, and on the area receiving direct skylight [NSL]. One way to demonstrate this would 

be to carry out an additional calculation of the VSC and area receiving direct skylight, for both the existing 

and proposed situations, without the balcony in place. For example, if the proposed VSC with the balcony 

was under 0.8 times the existing value with the balcony, but the same ratio for the value without the 

balcony was well over 0.8, this would show that the presence of the balcony, rather than the size of the 

new obstruction, was the main factor in the relative loss of light.…A larger relative reduction in VSC may 

also be unavoidable if the existing window has projecting wings on one or both sides of it, or is recessed 

into the building so that it is obstructed on both sides as well as above.” 

 Whilst no neighbouring receptors have overhanging balconies, 128-150 Syon Lane has a number of 

windows that are both overhung and recessed. In these instances, an additional assessment has been 

undertaken without the overhanging access decks and roof eaves in place in accordance with the BRE 

guidelines.  

No Sky Line 

 As well as calculating the VSC, the assessment for surrounding receptors has also considered the 

distribution of the daylight within the neighbouring residential properties by plotting the NSL. This is the 

point within the room that at desk top level can see no sky and the BRE guidelines recommend that a 

significant portion of the room (80%) or at least 0.8 times the existing area is in front of this line.  

 Concerning the neighbouring residential properties, no access has been obtained to measure the internal 

arrangements and, therefore, where possible, plans obtained from online planning records have been 

used. 

 Paragraph 2.2.10 of the BRE guidelines state that “if an existing building contains rooms lit from one side 

only and greater than 5 m deep, then a greater movement of the no sky line may be unavoidable.”  

Annual Probable Sunlight Hours 

 The BRE has produced sunlight templates for London, Manchester and Edinburgh which indicate the APSH 

for these regions. For this study, the London template has been used. 

 A sunlight analysis is undertaken using a similar method for calculating the VSC. Within residential 

accommodation, the BRE guidelines under paragraph 3.2.3 state that the criteria for a sunlight analysis 

is that the main windows that are “within 90 degrees of due south” should be assessed by measuring 

the APSH. Windows more than 90 degrees from due south do not therefore need to be analysed. Within 

residential accommodation, sunlight is mainly required for living rooms and is regarded as less important 

in bedrooms and kitchens, although the BRE guidelines advise that care should be taken not to block out 

too much sun. 

 The APSH is defined as the total number of hours in the year that sun is expected to shine on 

unobstructed ground. 

 The BRE guidelines suggest that a window enjoys adequate sunlight if it receives at least 25 % APSH 

throughout the year, with at least 5% during the winter months; 21 September to 21 March. Where this 

is not achieved, if the difference between the baseline and the proposed assessment is less than 4 % or 

the total APSH including the winter months is within 0.8 times the existing, the window would not be 

adversely affected. 
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Overshadowing 

 Part 3.3 of the BRE guidelines provides guidance and methodology for assessing the implications a 

proposal would have on the overshadowing of gardens and amenity areas and sets out recommendations 

for the minimum area that should achieve at least two hours of sunlight on 21 March. 

 The open spaces that it states would normally be considered are: 

• Gardens, usually the main back gardens of a house; 

• Parks and playing fields; 

• Children’s playgrounds; 

• Outdoor swimming pools and paddling pools; 

• Sitting out areas such as those between non-domestic buildings and in public spaces; and 

• Focal points for views such as a group of monuments or fountains. 

 The guidelines go on to state under paragraph 3.3.17: 

“It is recommended that for it to appear adequately sunlit throughout the year, at least half of a garden 

or amenity area should receive at least two hours of sunlight on 21 March. If as a result of new 

development an existing garden or amenity area does not meet the above, and the area which can 

receive two hours of sun on 21 March is less than 0.8 times its former value, then the loss of sunlight is 

likely to be noticeable. If a detailed calculation cannot be carried out, it is recommended that the centre 

of the area should receive at least two hours of sunlight on 21 March.” 

 The overshadowing assessment has been undertaken in relation to all relevant existing public amenity 

space currently within the vicinity of the site that may be affected by the proposed development. 

Surrounding sensitive receptors have been determined by a review of the surrounding context in 

accordance with the advice set out in section 3.3 of the BRE guidelines.  

 In order to further inform the overshadowing effect to the neighbouring gardens, a further assessment 

which considers the duration of Time in Sun has been undertaken. This differs from the typical BRE 

assessment methodology which only considers whether the space receives 2 hours of sun or not. For 

example, any space that does not achieve 2 hours of sunlight could theoretically receive sun for 0-119 

minutes but there is no way of distinguishing this using the typical BRE criteria. 

Assessment Criteria 
 The criteria set out in the BRE guidelines has been used to assess if the likely effects from the proposed 

development on the neighbouring receptors are significant or not. This is determined by considering the 

sensitivity of the receptor, magnitude of impact, and scale of effect (including the duration of the effect 

and the geographical extent of the effect) and the application of professional judgement. 

 The assessment has considered the effects on the neighbouring residential receptors, with reference to 

the levels set out in the BRE guidelines: these being negligible, minor, moderate or major.  

 The assessment has considered the VSC achieved by each main window serving a habitable room and 

the NSL to each habitable room with reference to the numerical values set out in the BRE guidelines. The 

assessment has also considered the sunlight enjoyed by windows facing within 90˚ due south of the 

proposed development with reference to the APSH enjoyed during the summer months, as well as during 

winter months. 

 As clearly stated in the BRE guidelines, they need to be applied flexibly. 

 To consider the significance of likely effects, the results of the analysis have been compared against the 

recommendations set out in the BRE guidelines, as summarised in Table 11.2. 

Table 11.2: Summary of Assessment Criteria 

Issue Assessment BRE Criteria 

Daylight VSC A window may be adversely affected if its VSC measured at the centre of 

the window is less than 27 % and less than 0.8 times its former value, 

although for such a location a VSC of 20 % is considered appropriate. 

NSL A room may be adversely affected if less than 0.8 times its existing area 

lies in front of the NSL. 

Sunlight APSH A window may be adversely affected if a point at the centre of the window 

receives in the year less than 25 % of the annual probable sunlight hours 

including at least 5 % of the winter probable sunlight hours. 

APSH during the winter months (21 September to 21 March) and less than 

0.8 times its former sunlight hours during either period. 

Overshadowing Sun Hours 

on Ground 

Indicator 

The BRE guidelines recommend that for gardens and open spaces to 

appear adequately sunlight throughout the year, at least half of the area 

(50 %) should receive at least two hours of sunlight on 21 March.  

If reduced below 50%, the loss of sunlight is likely to be noticeable if less 

than 0.8 times its former value.  

Receptor Sensitivity/Value Criteria 

 The sensitivity of receptors has been determined from the use of professional judgement and classified 

as low, medium or high, in accordance with the criteria set out in Table 11.3. 

Table 11.3: Daylight, Sunlight and Overshadowing Receptor Sensitivity Criteria 

Sensitivity Issue Criteria 

Low Daylight and 

Sunlight 

Small number or low sensitivity of viewers assumed. Viewers with a 

passing interest in their surroundings and momentary viewing periods.  

Overshadowing Infrequent users of open spaces around the proposed development. 

Medium Daylight and 

Sunlight 

Viewers with everyday access to this environment but perhaps with less 

expectations as they are spending shorter periods of time in the space or 

are within an office environment. They may have previously used the 

space and therefore would be aware of the change, but it would affect 

them less. 

Areas of residential properties that are not main living rooms and 

therefore less time is spent in these spaces. 

Overshadowing Large frequently used open spaces where the proposed development is 

unlikely to affect significant portions of the overall space.  

High Daylight and 

Sunlight 

Viewers likely to feel the immediate impact to their surroundings and 

notice a significant reduction in the amount of natural light to their 

environment. 

Such receptors would include areas where viewers spend a large amount 

of time and expect access to high levels of daylight and sunlight, such as 

living areas or residential properties. 

Overshadowing Frequently used open spaces where there is an expectation for good 

levels of sunlight and where users would not be able to freely move to 

other less affected areas.  
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Impact Magnitude Criteria 

 The magnitude of impact has been classified as low, medium or high, based on professional judgement 

and in accordance with the criteria set out in Table 11.4. 

Table 11.4: Impact Magnitude Criteria 

Magnitude of 

Impact 

Criteria 

Low Daylight, Sunlight and Overshadowing numerical values less than BRE guidance targets 

by no more than 20 %. 

Medium Daylight, Sunlight and overshadowing numerical values less than BRE guidance targets 

by no more than 40 %. 

High Daylight, Sunlight and Overshadowing numerical values less than BRE guidance targets 

by more than 40 %. 

Scale of Effect Criteria 

 The BRE guidelines have been used to produce significance criteria to assess the likely effects of the 

proposed development. Within Appendix I of the guidelines it states:  

“Adverse impacts occur when there is a significant decrease in the amount of skylight and sunlight 

reaching an existing building where it is required, or in the amount of sunlight reaching an open space. 

The assessment of impact would depend on a combination of factors, and there is no simple rule of 

thumb that can be applied.”  

“Where the loss of skylight or sunlight fully meets the guidelines in this book, the impact is assessed as 

negligible or minor adverse. Where the loss of light is well within the guidelines, or only a small number 

of windows or limited area of open space lose light (within the guidelines), a classification of negligible 

impact is more appropriate. Where the loss of light is only just within the guidelines, and a larger number 

of windows or open space area are affected, a minor adverse impact would be more appropriate, 

especially if there is a particularly strong requirement for daylight and sunlight in the affected building 

or open space.”  

“Where the loss of skylight or sunlight does not meet the guidelines in this book, the impact is assessed 

as minor, moderate or major adverse. Factors tending towards a minor adverse impact include:  

• only a small number of windows or limited area of open space are affected;  

• the loss of light is only marginally outside the guidelines;  

• an affected room has other sources of skylight or sunlight;  

• the affected building or open space only has a low-level requirement for skylight or sunlight; and  

• there are particular reasons why an alternative, less stringent, guideline should be applied”  

“Factors tending towards a major adverse impact include:  

• a large number of windows or large area of open space are affected;  

• the loss of light is substantially outside the guidelines;  

• all the windows in a particular property are affected; and  

• the affected indoor or outdoor spaces have a particularly strong requirement for skylight or sunlight, 

e.g. a living room in a dwelling or a children’s playground”  

“Beneficial impacts occur when there is a significant increase in the amount of skylight and sunlight 

reaching an existing building where it is required, or in the amount of sunlight reaching an open space. 

Beneficial impacts should be worked out using the same principles as adverse impacts. Thus, a tiny 

increase in light would be classified as a negligible impact, not a minor beneficial impact.”  

 With reference to the BRE guidelines, Table 11.5 provides numerical values to assist in the assessment 

of the significance of the effect for daylight and sunlight, although it should be noted that in each instance, 

professional judgement has been applied taking into account particular factors/ considerations, as stated 

in paragraph 1.6 of the BRE guidelines.  

Table 11.5: Scale of Effect Criteria (Daylight and Sunlight) 

Scale of Effect Assessment Criteria 

Negligible VSC No alteration or a small alteration from the existing scenario which is 

within the numerical levels suggested in the BRE guidelines.  

NSL No alteration or a small alteration from the existing scenario which is 

within the numerical levels suggested in the BRE guidelines. 

APSH No alteration or a small alteration from the existing scenario which is 

within the numerical levels suggested in the BRE guidelines. 

Minor VSC Marginal infringements (>20 and ≤30 %) of the numerical values 

suggested in the BRE guidelines, which should be viewed in context; or 

Retained VSC levels of 20 % or greater to main habitable windows; or 

No alteration or a small alteration from the existing scenario which is 

within the numerical levels suggested in the BRE guidelines when 

considered without overhanging walkways/eaves. 

NSL Marginal infringements (>20 and ≤30 %) of the numerical values 

suggested in the BRE guidelines, which should be viewed in context. 

APSH Marginal infringements (>20 and ≤30 %) of the numerical values 

suggested in the BRE guidelines, which should be viewed in context. 

Moderate VSC Moderate infringements (>30 and ≤40 %) of the numerical values 

suggested in the BRE guidelines, which should be viewed in context; or 

Retained VSC levels are between 15-19.9 % to main habitable windows.   

NSL Moderate infringements (>30 and ≤40 %)of the numerical values 

suggested in the BRE guidelines, which should be viewed in context. 

APSH Moderate infringements (>30 and ≤40 %)of the numerical values 

suggested in the BRE guidelines, which should be viewed in context. 

Major VSC Substantial infringements (>40 %) of the numerical values suggested 

within the BRE guidelines, which should be viewed in context; or 

Retained VSC levels are less than 15% to main habitable windows. 

NSL Substantial infringements (>40 %) of the numerical values suggested 

within the BRE guidelines, which should be viewed in context. 

APSH Substantial infringements (>40 %) of the numerical values suggested 

within the BRE guidelines, which should be viewed in context. 

 Effects that are negligible or minor in scale are not to be deemed significant. Effects that are moderate 

or major in scale could be deemed significant; however, this should be viewed in the context of where 

the effect is caused. In certain circumstances, it may be necessary to exercise professional judgement 

in considering whether the overall effect is considered significant or not.  

 For example, the BRE guidelines recognises that where windows are overhung or blinkered in the existing 

condition, then they could be more sensitive to larger relative reductions that exceed the recommended 

criteria. This is because such architectural features effectively ‘self-obstruct’ the access to skylight and 

therefore makes any windows affected by these obstructions more susceptible to changes in the skyline 

opposite.  
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 The BRE guidelines suggest that an existing amenity area would appear adequately sunlit if 50 % of the 

area receives at least 2 hours of sunlight on 21 March, and if this is not met that the difference between 

the baseline and proposed development should be no more than 20 %.  

 Table 11.6 provides numerical values to assist in the assessment of the significance of the effect for 

overshadowing, although it should be noted that in each instance, professional judgement has been 

applied. 

Table 11.6: Scale of Effect Criteria (Overshadowing) 

Scale of Effect Criteria 

Negligible No alteration or a small alteration from the existing scenario which is within the numerical 

levels suggested in the BRE Guidelines; or  

50 % or more of the amenity space receives at least 2 hours of direct sun on March 21. 

Minor Marginal infringements (>20 and ≤30 %) of the numerical values suggested in the BRE 

Guidelines, and more than 50 % of the amenity space receives less than 2 hours of direct 

sun on March 21; or  

40% or more of the amenity space receives at least 2 hours of direct sun on March 21 

but less than 50 %.  

Moderate Moderate infringements (>30 and ≤40 %) of the numerical values suggested in the BRE 

Guidelines, and more than 50 % of the amenity space receives less than 2 hours of direct 

sun on March 21; or  

30% or more of the amenity space receives at least 2 hours of direct sun on March 21 

but less than 40 %.   

Major Substantial infringements (>40 %) of the numerical values suggested in the BRE 

Guidelines, and more than 50 % of the amenity space receives less than 2 hours of direct 

sun on March 21; or 

Less than 30 % of the amenity space receives at least 2 hours of direct sun on March 21. 

 Effects that are negligible or minor would not be deemed significant. Effects that are moderate or major 

could be deemed significant; however, this should be viewed in the context of where the effect is caused. 

In certain circumstances, it may be necessary to exercise professional judgement in considering whether 

the overall effect is considered significant or not.  

Nature of Effect 

 Effects that achieve the numerical BRE guideline values or the alternative value agreed with the LBH 

have been reported as Negligible. All other scale of effects (minor, moderate and major) and where the 

alternative values are achieved, have been reported together with the nature of the effect. The nature 

of the effect has been described as either adverse or beneficial as follows: 

• Beneficial – A positive effect on a receptor; or 

• Adverse – A negative effect on a receptor. 

Assumptions and Limitations 
 The analysis is based upon a measured survey undertaken by Point 2 on 12 August 2019. No material 

alterations have been made to any of the neighbouring properties which could alter the analysis.  

 Room layouts of the surrounding properties have been obtained where possible from the LBH’s planning 

department and through searches on the internet (e.g. estate agent sales details). Where room layout 

information was unavailable, reasonable assumptions have been made in regard to the likely use and 

internal configuration of rooms behind the fenestration observed. These assumptions are based on 

internal layout information obtained for neighbouring properties and external inspection, which is 

industry best practice.  Where the floor levels are unknown, the floor is assumed to be 900 mm below 

the windowsill height, which dictates the height of the working plane. These assumptions are not 

considered to be a material limitation and, therefore, not considered to have limited the assessment of 

significant effects.  

Baseline Conditions 
Existing Baseline 

 The site comprises a Tesco store (approximately 2-3 storeys) with associated surface car park (625 

spaces), and a Petrol Filling Station (PFS). 

 The study area is comprised of a range of buildings in a suburban area. To the north and east of the site, 

the existing buildings are in predominately commercial and industrial use. To the south and west, the 

existing land use is characterised by low rise residential properties. 

 The site is considered to be underdeveloped for the location and therefore the neighbouring properties 

currently enjoy a very high level of daylight and sunlight.  

 Existing and emerging policy and guidance have identified the site for comprehensive redevelopment 

and intensification of uses on-site. 

Sensitive Receptors 

Daylight and Sunlight 

 As a preliminary test for daylight and sunlight amenity, the BRE guidelines recommend the following: 

“If any part of a new building or extension, measured in a vertical section perpendicular to a main window 

wall of an existing building from the centre of the lowest window, subtends an angle of more than 25 

degrees to the horizontal, then the diffuse daylighting of the existing building may be adversely affected.”  

 Therefore, neighbouring buildings only require assessment if they do not meet this initial test. 

 The residential receptors identified as sensitive to the proposed development and which have been 

‘scoped-in’ to the assessment are summarised in Table 11.7 and their locations illustrated in Figure 11.1.  

Table 11.7: Summary of Existing Sensitive Daylight and Sunlight Receptors 

Map Ref. 

No.   

Receptor Sensitivity 

1 58 Syon Lane High 

2 60 Syon Lane High 

3 62 Syon Lane High 

4 64 Syon Lane High 

5 66 Syon Lane High 

6 68 Syon Lane High 

7 70 Syon Lane High 

8 72 Syon Lane High 

9 74 Syon Lane High 

10 76 Syon Lane High 

11 78 Syon Lane High 

12 80 Syon Lane High 
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Table 11.7: Summary of Existing Sensitive Daylight and Sunlight Receptors 

Map Ref. 

No.   

Receptor Sensitivity 

13 82 Syon Lane High 

14 84 Syon Lane High 

15 86 Syon Lane High 

16 88 Syon Lane High 

17 90 Syon Lane High 

18 92 Syon Lane High 

19 94 Syon Lane High 

20 96 Syon Lane High 

21 98 Syon Lane High 

22 100 Syon Lane High 

23 102 Syon Lane High 

24 104 Syon Lane High 

25 106 Syon Lane High 

26 108 Syon Lane High 

27 110 Syon Lane High 

28 112 Syon Lane High 

29 112a Syon Lane High 

30 114 Syon Lane High 

31 116 Syon Lane High 

32 118 Syon Lane High 

33 120 Syon Lane High 

34 122 Syon Lane High 

35 124 Syon Lane High 

36 128-150 Syon Lane High 

37 141 Syon Lane High 

38 143 Syon Lane High 

39 145 Syon Lane High 

40 49 Oaklands Avenue High 

41 48 Oaklands Avenue High 

42 47 Oaklands Avenue High 

43 46 Oaklands Avenue High 

44 45 Oaklands Avenue High 

 

Figure 11.1: Existing Daylight and Sunlight Sensitive Receptors 

 All other neighbouring properties within the vicinity of the proposed development have been confirmed 

by VOA search as being non-residential and with no special requirement for daylight and sunlight so have 

not been assessed. This is in accordance with BRE guidelines recommendations. Any properties further 

afield are considered too far away from the site to experience a potential significant effect from the 

proposed development.  

Overshadowing 

 There are 16 gardens/amenity areas surrounding the site that are considered sensitive in relation to 

overshadowing. These are listed in Table 11.8 and shown on Figure 11.2.  

Table 11.8: Summary of Existing Sensitive Overshadowing Receptors 

Map Ref. No.   Receptor Sensitivity 

1 141 Syon Lane High 

2 143 Syon Lane High 

3 145 Syon Lane High 

4 147 Syon Lane High 

5 149 Syon Lane High 

6 48 Oaklands Avenue High 

7 47 Oaklands Avenue High 

8 46 Oaklands Avenue High 

9 45 Oaklands Avenue High 

10 44 Oaklands Avenue High 

Scale: 1:1500 @ A3 
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Table 11.8: Summary of Existing Sensitive Overshadowing Receptors 

Map Ref. No.   Receptor Sensitivity 

11 Gilette Corner Playing Fields Medium 

12 Goals Football Pitches Medium 

13 Macfarlane Sports Field Hard Courts Medium 

14 Sky’s Football Area Low 

15 Water Gardens Medium 

16 Grant Way Open Space Medium 

 

Figure 11.2: Existing Sensitive Receptors for Overshadowing 

Baseline Daylight and Sunlight Results 

Daylight 

 The existing baseline VSC and NSL daylight conditions were assessed. Full detailed results can be found 

in Appendix 11.1. The baseline VSC conditions are summarised in Table 11.9 and NSL conditions are 

summarised in Table 11.10. 

 

Table 11.9: Summary of Existing Baseline VSC Results 

Receptor Total no. of 

windows 

assessed 

Total no. of windows that 

meet VSC criteria (>27%) 

in Existing Baseline 

% windows that 

meet VSC criteria 

58-124 Syon Lane (evens) 146 137 94 % 

128-150 Syon Lane 34 26 76 % 

141-145 Syon Lane (odds) 13 12 92 % 

45-49 Oaklands Avenue 35 30 86 % 

Total 228 205 90 % 

 

Table 11.10: Summary of Existing Baseline NSL Results 

Receptor  Total no. of 

rooms assessed 

Total no. of rooms that 

receive NSL in excess of 80 

% in Existing Baseline 

% of rooms that 

receive NSL in 

excess of 80 % 

58-124 Syon Lane (evens) 118 111 94 % 

128-150 Syon Lane 25 25 100 % 

141-145 Syon Lane 11 10 91 % 

45-49 Oaklands Avenue 18 18 100 % 

Total 172 164 95 % 

 The existing baseline daylight results show that 90 % of the surrounding windows receive in excess of 

27 % VSC and 95 % of the rooms within the surrounding properties receive direct skylight at working 

plane height to at least 80 % of the room area. The existing surrounding properties therefore have access 

to very good levels of daylight in the existing baseline scenario, which is to be expected when considering 

the low-rise and low density nature of the existing site buildings.  

Sunlight 

 The existing baseline APSH conditions have also been assessed for any properties that have southerly 

orientated rooms facing towards the site. This excludes 58-68 (evens) 141, and 145 Syon Lane as there 

are no southerly orientated rooms within these properties. Detailed results can be found in Appendix 

11.1 and are summarised in Table 11.11. 

Table 11.11: Summary of Existing Baseline APSH Results 

Receptor Total no. of 

southerly 

orientated 

rooms assessed 

Total no. of southerly 

orientated rooms that meet 

the APSH criteria in Existing 

Baseline (>25 % annual APSH 

and >5 % winter APSH) 

% of southerly 

orientated rooms 

that meet the 

APSH criteria in 

Existing Baseline 

 70-124 Syon Lane 35 6 17 % 

128-150 Syon Lane 6 4 67 % 

143 Syon Lane 1 1 100 % 

45-49 Oaklands Avenue 18 18 100 % 

Total 60 29 48 % 

 The existing baseline sunlight results show that currently 48 % of the neighbouring southerly orientated 

rooms receive at least 25 % total APSH with at least 5 % APSH in the winter months. Whilst this appears 
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low, this is due to 70-124 Syon Lane (evens) and 128-150 Syon Lane being located to the south of the 

site and therefore the assessed rooms are predominantly north facing where access to sunlight is more 

limited.  

 The baseline results show that, there is a reasonably good level of daylight amenity currently received 

by the surrounding residential properties largely due to the relatively limited buildings on site, albeit a 

number of windows and rooms are below the BRE criteria on the basis of the existing site conditions. 

Sunlight levels are naturally lower as the majority of properties tested have predominantly north facing 

rooms overlooking the site, where any south facing windows are secondary and generally only benefit 

from sunlight for half of the day due to their orientation.  

Overshadowing 

 Appendix 11.1 provides the detailed results of the baseline overshadowing (Sun on Ground) modelling 

exercise that was undertaken. A summary of results is presented in Table 11.12.  

Table 11.12: Summary of Existing Baseline Sun on Ground Results 

Receptor Does the Amenity Space Achieve at least 2 Hours of 

Sunlight to at least 50 % of the area on 21st March? 

(%) 

141 Syon Lane Yes (76.0 %) 

143 Syon Lane Yes (69.6 %) 

145 Syon Lane No (49.3 %) 

147 Syon Lane Yes (56.8 %) 

149 Syon Lane Yes (65.2 %) 

48 Oaklands Avenue Yes (94.5 %) 

47 Oaklands Avenue Yes (89.2 %) 

46 Oaklands Avenue Yes (90.5 %) 

45 Oaklands Avenue Yes (90.8 %) 

44 Oaklands Avenue Yes (84.9 %) 

Gilette Corner Playing Fields Yes (100.0 %) 

Goals Football Pitches Yes (100.0 %) 

Macfarlane Sports Field Hard Courts Yes (100.0 %) 

Sky’s Football Area Yes (100.0%) 

Water Gardens Yes (98.7%) 

Grant Way Open Space Yes (100.0 %) 

Total 15 of 16 (94 %) 

 Table 11.12 demonstrates that 94 % of existing amenity spaces assessed achieve at least two hours of 

sunlight to at least 50 % of the area on 21 March, which according to the BRE guidelines would provide 

an adequate level of amenity.  

 

 

Assessment of Effects 
Demolition and Construction Effects 

 Effects in relation to daylight, sunlight and overshadowing would vary throughout the demolition and 

construction stage.  

 Upon demolition, daylight and sunlight levels would increase across the site and at surrounding receptors. 

However, this would be gradually reversed during construction of the proposed development until it 

reaches full height, which would cause the maximum effect to the identified receptors. 

 The effects of construction equipment, such as cranes, would not be significant as light can pass through 

their structures. They also move when in operation so any minor effects would be fleeting.  

 Accordingly, based on professional judgement, the effects would be temporary Negligible to Minor 

Adverse for daylight, sunlight and overshadowing during the demolition and construction stage of the 

proposed development. 

Completed Development Effects 

Daylight Amenity to Surrounding Receptors 

 As existing, there are 228 windows serving 172 residential rooms surrounding the proposed 

development. These have all been assessed in terms of both VSC and NSL. Detailed results can be found 

in Appendix 11.2. These are summarised in Table 11.13 and Table 11.14.  

Table 11.13: Summary of Proposed Development VSC Results  

Receptor 

Total that 

Meet BRE 

Guidelines 

Below BRE Guidelines Total That 

meet BRE 

or Retain 

20% VSC 

Total No. 

of 

Windows 
20-29% 

Loss 

30-39.9% 

Loss 

>=40% 

Loss 
Total 

58 Syon Lane 5 0 0 0 0 5 5 

60 Syon Lane 3 0 0 0 0 3 3 

62 Syon Lane 3 0 0 0 0 3 3 

64 Syon Lane 3 0 0 0 0 3 3 

66 Syon Lane 4 0 0 0 0 4 4 

68 Syon Lane 5 0 0 0 0 5 5 

70 Syon Lane 3 0 0 0 0 3 3 

72 Syon Lane 5 0 0 0 0 5 5 

74 Syon Lane 4 0 0 0 0 4 4 

76 Syon Lane 5 0 0 0 0 5 5 

78 Syon Lane 3 0 0 0 0 3 3 

80 Syon Lane 5 0 0 0 0 5 5 

82 Syon Lane 5 0 0 0 0 5 5 

84 Syon Lane 5 0 0 0 0 5 5 

86 Syon Lane 3 0 0 0 0 3 3 

88 Syon Lane 3 0 0 0 0 3 3 
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Table 11.13: Summary of Proposed Development VSC Results  

Receptor 

Total that 

Meet BRE 

Guidelines 

Below BRE Guidelines Total That 

meet BRE 

or Retain 

20% VSC 

Total No. 

of 

Windows 
20-29% 

Loss 

30-39.9% 

Loss 

>=40% 

Loss 
Total 

90 Syon Lane 2 1 0 0 1 3 3 

92 Syon Lane 2 1 0 0 1 3 3 

94 Syon Lane 5 0 0 0 0 5 5 

96 Syon Lane 7 0 0 0 0 7 7 

98 Syon Lane 2 0 1 0 1 3 3 

100 Syon Lane 4 1 1 0 2 6 6 

102 Syon Lane 3 0 0 0 0 3 3 

104 Syon Lane 2 0 0 0 0 2 2 

106 Syon Lane 1 1 0 0 1 2 2 

108 Syon Lane 1 1 0 0 1 2 2 

110 Syon Lane 6 0 0 0 0 6 6 

112 Syon Lane 10 0 0 0 0 10 10 

112a Syon Lane 4 2 0 0 2 6 6 

114 Syon Lane 3 0 0 0 0 3 3 

116 Syon Lane 6 0 0 0 0 6 6 

118 Syon Lane 5 0 0 0 0 5 5 

120 Syon Lane 3 0 0 0 0 3 3 

122 Syon Lane 3 0 0 0 0 3 3 

124 Syon Lane 4 0 0 0 0 4 4 

128-150 Syon 

Lane 29 1 0 4 5 30 34 

141 Syon Lane 3 0 0 0 0 3 3 

143 Syon Lane 4 1 0 1 2 5 6 

145 Syon Lane 4 0 0 0 0 4 4 

49 Oaklands 

Avenue 2 0 0 0 0 4 2 

48 Oaklands 

Avenue 16 1 0 0 1 17 17 

47 Oaklands 

Avenue 2 0 2 0 2 4 4 

46 Oaklands 

Avenue 0 0 5 0 5 5 5 

45 Oaklands 

Avenue 1 1 4 1 6 6 7 

Total 198 11 13 6 30 222 228 

 

Table 11.14: Summary of Proposed Development NSL Results  

Receptor 

Total that 

Meet BRE 

Guidelines 

Below BRE Guidelines 

Total No. of 

Rooms 20-29% 

Loss 

30-39.9% 

Loss 

>=40% 

Loss 
Total 

58 Syon Lane 4 0 0 0 0 4 

60 Syon Lane 3 0 0 0 0 3 

62 Syon Lane 3 0 0 0 0 3 

64 Syon Lane 3 0 0 0 0 3 

66 Syon Lane 3 0 0 0 0 3 

68 Syon Lane 4 0 0 0 0 4 

70 Syon Lane 3 0 0 0 0 3 

72 Syon Lane 4 0 0 0 0 4 

74 Syon Lane 3 0 0 0 0 3 

76 Syon Lane 4 0 0 0 0 4 

78 Syon Lane 3 0 0 0 0 3 

80 Syon Lane 5 0 0 0 0 5 

82 Syon Lane 4 0 0 0 0 4 

84 Syon Lane 3 1 0 0 1 4 

86 Syon Lane 3 0 0 0 0 3 

88 Syon Lane 3 0 0 0 0 3 

90 Syon Lane 3 0 0 0 0 3 

92 Syon Lane 3 0 0 0 0 3 

94 Syon Lane 3 0 1 0 1 4 

96 Syon Lane 5 0 0 0 0 5 

98 Syon Lane 3 0 0 0 0 3 

100 Syon Lane 3 0 0 1 1 4 

102 Syon Lane 3 0 0 0 0 3 

104 Syon Lane 2 0 0 0 0 2 

106 Syon Lane 2 0 0 0 0 2 

108 Syon Lane 2 0 0 0 0 2 

110 Syon Lane 3 0 0 0 0 3 

112 Syon Lane 4 0 0 0 0 4 

112a Syon Lane 5 0 0 0 0 5 

114 Syon Lane 3 0 0 0 0 3 

116 Syon Lane 3 0 0 0 0 3 

118 Syon Lane 4 0 0 0 0 4 
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Table 11.14: Summary of Proposed Development NSL Results  

Receptor 

Total that 

Meet BRE 

Guidelines 

Below BRE Guidelines 

Total No. of 

Rooms 20-29% 

Loss 

30-39.9% 

Loss 

>=40% 

Loss 
Total 

120 Syon Lane 3 0 0 0 0 3 

122 Syon Lane 3 0 0 0 0 3 

124 Syon Lane 3 0 0 0 0 3 

128-150 Syon Lane 23 0 0 2 2 25 

141 Syon Lane 3 0 0 0 0 3 

143 Syon Lane 5 0 0 0 0 5 

145 Syon Lane 3 0 0 0 0 3 

49 Oaklands 

Avenue 1 0 0 0 0 1 

48 Oaklands 

Avenue 
5 0 0 0 0 5 

47 Oaklands 

Avenue 
3 1 0 0 1 4 

46 Oaklands 

Avenue 
2 2 0 0 2 4 

45 Oaklands 

Avenue 
2 2 0 0 2 4 

Total 162 6 1 3 10 172 

 For each of the 29 properties highlighted in green above, the proposed development would result in fully 

BRE compliant VSC and NSL alterations to all of the main windows and rooms within the property. 

Accordingly, the effect of the proposed development upon the daylight amenity to those properties is 

considered to be Negligible.  

 As discussed in the Assessment Methodology section, the BRE guidelines advocates the use of alternative 

target values in certain situations and LBH have accepted the use of a 20 % VSC alternative target value. 

In this context, all of the unencumbered windows will meet the alternative 20% VSC target value. 

Therefore, in any instances where the main neighbouring windows retain 20 % VSC and the NSL criteria 

is met, the effects are considered Minor Adverse. 

 On this basis, the effects upon the following eight properties are considered to be Minor Adverse.  

• 90 Syon Lane; 

• 92 Syon Lane; 

• 98 Syon Lane; 

• 106 Syon Lane; 

• 108 Syon Lane; 

• 112a Syon Lane;  

• 143 Syon Lane; and 

• 48 Oaklands Avenue. 

 Where the BRE/alternative target value is met for VSC and alterations in NSL are between 20-30 %, the 

effects are considered to be Minor Adverse.  

 Therefore, the effects upon the following three properties are also considered to be Minor Adverse.  

• 84 Syon Lane; 

• 47 Oaklands Avenue; and 

• 46 Oaklands Avenue. 

 The daylight effects to the 40 properties listed above are not considered significant in accordance with 

the scale of effect criteria referred to in Table 11.5 above. The effects to the remaining four properties 

(94 Syon Lane, 100 Syon Lane, 128-150 Syon Lane and 45 Oaklands Avenue) have been considered in 

more detail.  

94 Syon Lane 

 This residential property is located to the south of the proposed development. 

 Floor plans have been obtained from LBH planning records (planning ref: P/2013/1298), which have 

been used to model the room layouts and inform the room uses within the property.  

 Five main windows serving four habitable rooms have been assessed within this property. 

 All five main windows would meet the BRE criteria for the VSC form of daylight assessment therefore the 

effects are considered negligible. 

 Three (75 %) of the rooms assessed would meet the BRE criteria for NSL. The room that does not 

(R2/610) is understood to be in use as a living/dining room and experiences a reduction of 35.9 % which 

is considered moderate adverse. The room has been modelled in accordance with the plans and is 

understood to be over 8 m deep. As explained in the Assessment Methodology, larger relative reductions 

in the NSL may be unavoidable in these instances.  

 Therefore, the effect of the proposed development on this property ranges from Negligible to Moderate 

Adverse. The effect on three of the four rooms would be Negligible. The effect to one room would be 

Moderate Adverse; however, the room is over 8 m deep and due to this limiting baseline factor, the 

effect is not significant.    

100 Syon Lane  

 This residential property is located to the south of the proposed development. 

 Floor plans have been obtained from LBH planning records (planning ref: P/2016/2096), which have 

been used to model the room layouts and inform the room uses within the property.  

 Six main windows serving four habitable rooms have been assessed within this property. 

 Four out of six main windows would meet the BRE criteria for the VSC form of daylight assessment 

therefore the effects are considered negligible. Of the remaining two windows, one (W3/760) experiences 

a reduction of 20-30 % which is considered minor adverse and the other (W3/671) experiences a 

reduction of 30-40 % which is considered moderate adverse. However, the windows retain 26.90 % and 

21.01% absolute VSC respectively and therefore meet the alternative target value agreed with LBH and 

the effects are considered Minor Adverse.  

 Three (75 %) of the rooms assessed would meet the BRE criteria for NSL. The room that does not 

(R2/670) is understood to be in use as a living room and experiences a reduction of 44.6 %, which is 

considered major adverse. The room has been modelled in accordance with the plans and is understood 

to be over 8 m deep where larger reductions may be unavoidable.  

 Therefore, the effect of the proposed development on this property ranges from Negligible to Major 

Adverse. The effect on three of the four rooms would be Negligible. The effect to one room would be 

Major Adverse; however, the room is over 8 m deep and due to this limiting baseline factor, the effect 

is not significant.  
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128-150 Syon Lane 

 This residential block of flats is located to the south of the proposed development. 

 Floor plans have been obtained from estate agents’ sales details and Land Registry records which have 

been used to model the room layouts and inform the room uses within the property.  

 In total, 34 main windows serving 25 habitable rooms have been assessed within this property. 

 Of the 34 windows assessed, 29 (85 %) would meet the BRE criteria for the VSC form of daylight 

assessment therefore the effects are considered negligible. Of the remaining windows, one (W11/950) 

would experience a reduction of 20.97 % and retains 25.59 % VSC so is only fractionally below the 

guidance and comfortably meets the alternative target values. The effect is therefore considered Minor 

Adverse.  

 The remaining four windows experience reductions that exceed 40 %, which is typically considered major 

adverse. However, each of these windows is recessed and/or overhung by access walkways so receive 

low levels of VSC in the existing condition (between 2.46-11.10 % VSC) and small reductions in absolute 

VSC (2.34-4.71 %) cause disproportionately large reductions. As explained in the Assessment 

Methodology, the BRE guidelines advocate the use of an additional assessment, which removes the 

effects of the overhangs and such an assessment has been undertaken.  

 In this scenario, all of the overhung windows would meet the BRE criteria demonstrating that the access 

walkways/overhanging eaves are the main cause for the loss of light, rather than the size of the proposed 

development.  

 Of the 25 habitable room assessed, 23 (92 %) would meet the BRE criteria for the NSL form of daylight 

assessment. The remaining two rooms would experience reductions that exceed 40 % but are heavily 

obstructed in the existing condition by overhanging access walkways whereby larger relative reductions 

may be unavoidable. 

 When considering the additional assessment with the effect of the overhangs removed, just one room 

would not meet the BRE criteria and would experience a reduction of 22.1 % so would be considered 

minor adverse.  

 Accordingly, the effect on 23 habitable rooms would be Negligible. Two rooms would experience a 

Major Adverse effect as their windows are heavily obstructed in the existing condition. Therefore, the 

effect would be Negligible to Major Adverse.  The limiting baseline factors (overhangs) have been 

demonstrated to exacerbate any effects to windows and rooms beneath them. When considering the 

effect of the proposed development excluding the overhangs, the effects would be Negligible to Minor 

adverse and therefore, the overall effects to this property are not significant. 

45 Oaklands Avenue  

 This residential property is located to the west of the proposed development. 

 Floor plans have been obtained from estate agents’ sales details, which have been used to model the 

room layouts and inform the room uses within the property.  

 Seven windows serving four habitable rooms have been assessed within this property. 

 Six of the windows assessed would meet the BRE criteria for the VSC form of daylight assessment 

therefore the effects are considered negligible. One of these windows would experience a reduction of 

20-30 % which is considered minor adverse, four would experience a reduction of 30-40 % which is 

considered moderate adverse and one would experience a relative reduction that exceeds 40% which is 

considered major adverse. However, five out of six of these windows would retain between 23.65-26.73 

% VSC so would meet the alternative target values agreed with LBH and the effect to all these windows 

would therefore be Minor Adverse.  

 The remaining window (W3/960), which is understood to serve a kitchen, is recessed so receives lower 

levels of VSC in the existing condition (19.85 % VSC) and the BRE guidelines state that larger reductions 

may be unavoidable in these instances.  

 For NSL, two rooms would meet the BRE criteria. The remaining rooms experience reductions of 20-30 

% which is considered Minor Adverse.  

 Therefore, one window would experience a Major Adverse effect due to the limiting baseline factors. 

The remaining windows and all rooms would experience Negligible Adverse to Minor Adverse effects. 

Given the one window that experiences a major adverse effect is a direct consequence of the buildings 

own architectural design, when considering these limiting baseline factors alongside the BRE guidelines 

and the fact that all other windows/rooms experience negligible to minor adverse effects, the overall 

effects to this property are not significant.   

Sunlight to Surrounding Receptors 

 There are 60 habitable rooms served by southerly orientated windows within the residential properties 

surrounding the proposed development which are relevant for sunlight amenity assessment. These have 

all been assessed in terms of total and winter APSH. Detailed results can be found at Appendix 11.2. 

These are summarised in Table 11.15.  

Table 11.15: Summary of Proposed Development  

Receptor Total 

No. 

rooms 

tested 

No. of 

rooms 

that meet 

BRE 

Guide 

No. of rooms below BRE APSH Guidelines 

% Below threshold for 

Winter APSH 

% Below threshold for Total 

APSH 

20-

30% 

30-

40% 

>40

% 

Total 20-

30% 

30-

40% 

>40

% 

Total 

70 Syon Lane 1 1 0 0 0 0 0 0 0 0 

72 Syon Lane 1 1 0 0 0 0 0 0 0 0 

74 Syon Lane 1 1 0 0 0 0 0 0 0 0 

76 Syon Lane 1 1 0 0 0 0 0 0 0 0 

78 Syon Lane 1 1 0 0 0 0 0 0 0 0 

80 Syon Lane 1 1 0 0 0 0 0 0 0 0 

82 Syon Lane 1 1 0 0 0 0 0 0 0 0 

84 Syon Lane 1 1 0 0 0 0 0 0 0 0 

86 Syon Lane 1 1 0 0 0 0 0 0 0 0 

88 Syon Lane 1 1 0 0 0 0 0 0 0 0 

90 Syon Lane 1 1 0 0 0 0 0 0 0 0 

92 Syon Lane 1 1 0 0 0 0 0 0 0 0 

94 Syon Lane 2 2 0 0 0 0 0 0 0 0 

96 Syon Lane 2 2 0 0 0 0 0 0 0 0 

98 Syon Lane 1 1 0 0 0 0 0 0 0 0 

100 Syon Lane 2 2 0 0 0 0 0 0 0 0 

102 Syon Lane 1 1 0 0 0 0 0 0 0 0 

112 Syon Lane 1 1 0 0 0 0 0 0 0 0 
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Table 11.15: Summary of Proposed Development  

Receptor Total 

No. 

rooms 

tested 

No. of 

rooms 

that meet 

BRE 

Guide 

No. of rooms below BRE APSH Guidelines 

% Below threshold for 

Winter APSH 

% Below threshold for Total 

APSH 

20-

30% 

30-

40% 

>40

% 

Total 20-

30% 

30-

40% 

>40

% 

Total 

112a Syon Lane 2 2 0 0 0 0 0 0 0 0 

114 Syon Lane 2 2 0 0 0 0 0 0 0 0 

116 Syon Lane 2 2 0 0 0 0 0 0 0 0 

118 Syon Lane 2 2 0 0 0 0 0 0 0 0 

120 Syon Lane 2 2 0 0 0 0 0 0 0 0 

122 Syon Lane 2 2 0 0 0 0 0 0 0 0 

124 Syon Lane 2 2 0 0 0 0 0 0 0 0 

128-150 Syon Lane 5 5 0 0 0 0 0 0 0 0 

143 Syon Lane 1 1 0 0 0 0 0 0 0 0 

49 Oaklands Avenue 1 1 0 0 0 0 0 0 0 0 

48 Oaklands Avenue 5 5 0 0 0 0 0 0 0 0 

47 Oaklands Avenue 4 4 0 0 0 0 0 0 0 0 

46 Oaklands Avenue 4 4 0 0 0 0 0 0 0 0 

45 Oaklands Avenue 4 4 0 0 0 0 0 0 0 0 

Total 60 0 0 0 0 0 0 0 0 60 

 All 60 southerly orientated rooms assessed would be fully BRE compliant with the BRE guidelines 

recommendations for APSH. This means that the occupants of these rooms are unlikely to notice any 

alteration to their levels of sunlight amenity. 

 On the above basis, all properties assessed would experience a Negligible effect to their sunlight 

amenity levels. 

Overshadowing to Receptors 

 The amenity areas listed is Table 11.8 as being sensitive to overshadowing effects from the proposed 

development have been assessed using the sun hours on ground assessment. Details can be found at 

Appendix 11.3. A summary of the results is presented in Table 11.16.  

Table 11.16: Summary of Proposed Development Sun on Ground Results  

Amenity Space 

Baseline 

Conditions (% of 

area receiving two 

hours of sun on 

21st March) 

With Development 

Conditions (% of 

area receiving two 

hours of sun on 

21st March) 

% Alteration 

between the 

Baseline and with 

Development 

conditions  

Likely Effect 

141 Syon Lane 69.9 % 38.1 % 45.5 % Moderate Adverse 

143 Syon Lane 69.6 % 55.5 % 20.3 % Negligible 

145 Syon Lane 49.3 % 40.3 % 18.3 % Negligible 

147 Syon Lane 56.8 % 51.2 % 9.9 % Negligible 

Table 11.16: Summary of Proposed Development Sun on Ground Results  

Amenity Space 

Baseline 

Conditions (% of 

area receiving two 

hours of sun on 

21st March) 

With Development 

Conditions (% of 

area receiving two 

hours of sun on 

21st March) 

% Alteration 

between the 

Baseline and with 

Development 

conditions  

Likely Effect 

149 Syon Lane 65.2 % 62.3 % 4.4 % Negligible  

48 Oaklands Avenue 94.5 % 94.2 % 0.3 % Negligible 

47 Oaklands Avenue 89.2 % 77.7 % 12.9 % Negligible 

46 Oaklands Avenue 90.5 % 76.5 % 15.5 % Negligible 

45 Oaklands Avenue 90.8 % 86.6 % 4.6 % Negligible 

44 Oaklands Avenue 84.9 % 79.0 % 6.9 % Negligible 

Gilette Corner Playing 

Fields 100.0 % 100.0 % 0.0 % 

Negligible 

Goals Football Pitches 100.0 % 100.0 % 0.0 % Negligible 

Macfarlane Sports Field 

Hard Courts 100.0 % 100.0 % 0.0 % 
Negligible 

Sky’s Football Area 100.0 % 100.0% 0.0% Negligible 

Water Gardens 98.7 % 55.9 % 43.4 % Negligible 

Grant Way Open Space 100.0 % 99.9 % 0.1 % Negligible 

 In total, 15 of the 16 amenity areas assessed (94 %) would be fully compliant with the BRE criteria for 

sun hours on ground. In these instances, the effect would be Negligible. The effects upon the remaining 

amenity area of 141 Syon Lane is explained in further detail below.  

141 Syon Lane 

 The rear garden of 141 Syon Lane would not meet the BRE criteria. The space would experience a 

reduction of over 40 % and would retain at least two hours of direct sunlight to 38.1 % of its area on 

March 21st. On the basis of the maximum parameter massing, this would be a Moderate Adverse and 

significant effect.  

 Whilst below the guidance level on the suggested assessment date of March 21st, it is noted that 51.3 % 

of the space would receive 2 hours of direct sun on 27th March (6 days later). Furthermore, in order to 

further inform the overshadowing effect to the neighbouring gardens, an additional assessment which 

considers the duration of Time in Sun has been undertaken. This differs from the typical BRE assessment 

methodology, which only considers whether the space receives 2 hours of sun or not. For example, any 

space that does achieve 2 hours of sunlight could receive sun for 0-119 minutes but there is no way of 

distinguishing this using the typical BRE criteria. The results of this analysis show that 51.4 % of the 

space would receive at least 1h 45 mins direct sun on ground on March 21st so the space is just 15 

minutes or less short of the level recommended in the BRE guidance. On this basis, whilst the effect 

would be significant, it is not considered to be a material consideration.  

 

 

Assessment of Residual Effects  
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Additional Mitigation 
 The assessment of daylight, sunlight and overshadowing has been undertaken based on the worst-case 

height and massing proposals. It is expected that during the detailed design, the building envelope would 

be reduced and refined by means of setbacks and articulation. However, no account can be taken of this 

at the outline planning stage. 

 The proposed development has been designed with some mitigation already ‘built-in’ in order to minimise 

the potential effect upon daylight, sunlight and overshadowing amenity. The massing has been designed 

to be at its lowest on the perimeter of the site where it is in closest proximity to the sensitive surrounding 

receptors, notably on the southern and western boundaries of the site to minimise the effects. 

Furthermore, the proposed development has been subject to extensive testing throughout the pre-

application stage to ensure that each of the existing main habitable windows would retain at least 20 % 

VSC (the alternative target value as agreed with the LBH).  

 In respect of the significant overshadowing effect at the rear garden of 141 Syon Lane, it is noted that 

assessment of the illustrative scheme indicates that this garden would receive two hours of sunlight to 

64.5 % of the garden on March 21st. Therefore to avoid significant effects to this garden, the Applicant 

has inserted a commitment in the Design Code to state that the detailed massing of the proposed 

development would be designed so as not to reduce the sunlight to neighbouring gardens to below 50 

% receiving two hours  sun on the ground on March 21st in line with the BRE guidelines. 

Demolition and Construction Stage 

 During the demolition and construction of the proposed development, no mitigation would be required in 

relation to daylight, sunlight and overshadowing. Accordingly, the likely effects presented in the previous 

section remain unchanged for the residual effects, namely temporary Negligible to Minor Adverse for 

daylight, sunlight and overshadowing.  

Completed Development Stage 

 Whilst additional mitigation measures would be explored during the detailed design process to reduce 

effects on identified receptors, these cannot be taken into account at the outline stage of planning. 

 Accordingly, the likely daylight effects reported in the previous section remain unchanged for the residual 

effects, namely: 

• 58-82,86-88, 96, 102-104, 110-112,114-124,141 and 145 Syon Lane, 49 Oaklands Avenue: 

Negligible; 

• 90,92,98,106,108,112a, 143  Syon Lane, 48 Oaklands Avenue, 84 Syon Lane, 46 and 47 Oaklands 

Avenue: Minor Adverse; 

• 128-150 Syon Lane, 45 Oaklands: Negligible to Minor Adverse; 

• 94 Syon Lane: Negligible to Moderate Adverse, but not significant; and 

• 100 Syon Lane: Negligible to Major Adverse, but not significant. 

 Accordingly, the likely sunlight effects reported in the previous section remain unchanged for the residual 

effects, namely: 

• All 32 properties assessed for the likely sunlight effects would experience a Negligible effect (not 

significant).  

 In respect of overshadowing effects, the inclusion of an additional commitment in the Design Code to 

ensure two hours of sunlight to 50 % of each of the assessed neighbouring gardens, would result in 

Negligible effects (not significant) to all of the 16 gardens assessed.   

Enhancement Measures 
 No enhancement measures are proposed in respect of daylight, sunlight and overshadowing.  

Summary of Residual Effects 
 Table 11.17 provides a tabulated summary of the outcomes of the daylight, sunlight and overshadowing 

assessment of the proposed development.  

Table 11.17: Summary of Residual Daylight, Sunlight and Overshadowing Effects 

Receptor Description of 

Residual 

Effect 

Additional 

Mitigation 

Scale and 

Significance 

of Residual 

Effect ** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

IR 

St 

Mt 

Lt 

Demolition and Construction 

58-124 Syon Lane 

(evens) 

Temporary 

change in 

daylight levels  

N/A 

N/A 

Negligible to 

Minor               

(not significant)               

 

 

 

N/A 

- 

 

D T IR Mt 

128-150 Syon Lane 

141-149 Syon Lane 

(odds) 

44-49 Oaklands Avenue 

32 properties Temporary 

change in 

sunlight levels 

Negligible to 

Minor          

(not significant)    

N/A- D T IR Mt 

Surrounding external 

amenity areas 

Temporary 

change in 

overshadowing 

levels  

Negligible to 

Minor                     

(not significant)              

 

N/A 

- 

 

D T IR Mt 

Completed Development 

58-82,86-88, 96, 102-

104, 110-112,114-

124,141 and 145 Syon 

Lane, 49 Oaklands 

Avenue 

Change in 

daylight levels 

at surrounding 

receptors 

 

N/A 

 

Negligible N/A D P IR LT 

90,92,98,106,108,112a, 

143  Syon Lane, 48 

Oaklands Avenue, 84 

Syon Lane, 46 and 47 

Oaklands Avenue  

Minor  - D P IR LT 

100 Syon Lane  Negligible to 

Major                  

(not significant)           

N/A 

- 

D P IR LT 

128-150 Syon Lane, 45 

Oaklands 

Negligible to 

Minor               

(not significant) 

N/A 

- 

94 Syon Lane Negligible to 

Moderate 

N/A  

- 

32 properties Change in 

sunlight levels 

N/A Negligible                    

(not significant) 

N/A  
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Table 11.17: Summary of Residual Daylight, Sunlight and Overshadowing Effects 

Receptor Description of 

Residual 

Effect 

Additional 

Mitigation 

Scale and 

Significance 

of Residual 

Effect ** 

Nature of Residual 

Effect* 

+ 

- 

D 

I 

P 

T 

R 

IR 

St 

Mt 

Lt 

Surrounding 15 external 

amenity areas 

Change in 

overshadowing 

levels  

N/A Negligible              

(not significant) 

N/A  D P IR LT 

141 Syon Lane Design Code 

commitment that 

the detailed 

massing of the 

proposed 

development 

would be 

designed so as 

not to reduce the 

sunlight to 

neighbouring 

gardens to below 

50 % receiving 

two hours  sun 

on the ground on 

March 21st 

Negligible 

following 

mitigation 

 - D P IR LT 

Notes: 

* - = Adverse/ + = Beneficial/ +/- Neutral; D = Direct/ I = Indirect; P = Permanent/ T = Temporary; 

R=Reversible/ IR= Irreversible; St- Short term/ Mt –Medium term/ Lt –Long term. 

**Negligible/Minor/Moderate/Major 

Cumulative Effects 
 There are a number of cumulative schemes that are within close proximity to the site, as set out in 

Chapter 2: EIA Process and Methodology of this volume. Based on professional opinion, the proposed 

Bolder Academy is the only scheme that requires further consideration for daylight and sunlight. All other 

cumulative schemes are considered to be located too far away to cause cumulative effects on existing 

receptors, or would be in commercial use and therefore not considered to be a future sensitive receptor 

requiring assessment in respect of  potential impacts and likely effects resulting from the proposed 

development.   

 The location of the Bolder Academy and the massing that has been considered is indicated on drawing 

numbers 2209/58-63 in Appendix 11.1 and shown in yellow in Figure 11.3. 

 

Figure 11.3: Location of Cumulative Schemes 

 The Bolder Academy is located approximately 150 m from the north-eastern boundary of the site and 

therefore would not have any material bearing on the daylight, sunlight and overshadowing amenity of 

the existing residential properties assessed within this chapter.  

 The effect of the proposed development on the daylight and sunlight amenity of the proposed Bolder 

Academy has been considered and described below.  

Demolition and Construction Cumulative Effects 
 During the demolition stage for the proposed development, there may be a negligible short-term 

improvement to daylight and sunlight enjoyed by the Bolder Academy, owing to the low scale of the 

existing structures.  

 Throughout the construction works, the effects of the proposed development on the Bolder Academy 

would slowly increase as the massing progressed to its final extent. The use of scaffolding, hoarding etc. 

may also have a temporary effect, increasing the obstruction. Based on professional judgement, the 

daylight and sunlight effect on the Bolder Academy during demolition and construction would be 

temporary Negligible and not significant.  

Completed Development Cumulative Effects 
 It is not considered necessary to assess each of the proposed windows and rooms within the Bolder 

Academy as they would either be too far away or will have too oblique a view of the proposed 

development. Given the distance of the Bolder Academy to the site, the effect to the closest proposed 

windows and rooms has been assessed as a worst case on the basis that the effect to any windows or 

rooms located further away would be less. 
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 The daylight and sunlight results of the cumulative assessment on the future neighbouring sensitive 

receptor are set out in the tables in Appendix 11.1 and summarised in Tables 11.18 to 11.20. 

Table 11.18: Summary of VSC Results with Development in Place to Future Sensitive Receptors 

Receptor 

Total that 

Meet BRE 

Guidelines 

Below BRE Guidelines 
Total No. of 

Windows 20-29% 

Loss 

30-39.9% 

Loss 

>=40% 

Loss 
Total 

Bolder Academy 30 0 0 0 0 30 

 

Table 11.19: Summary of NSL Results with Development in Place to Future Sensitive Receptors 

Receptor 

Total that 

Meet BRE 

Guidelines 

Below BRE Guidelines 
Total No. of 

Rooms 20-29% 

Loss 

30-39.9% 

Loss 

>=40% 

Loss 
Total 

Bolder Academy 10 0 0 0 0 10 

 

Table 11.20: Summary of APSH Results with Development in Place to Future Sensitive Receptors 

Receptor 

Total 

No. 

rooms 

tested 

No. of 

rooms 

that 

meet 

BRE 

Guide 

No. of rooms below the APSH stated in BRE Guidelines 

% Below threshold for Winter 

APSH 

% Below threshold for Total 

APSH 

20-

30% 

30-

40% 

>40% Total 20-

30% 

30-

40% 

>40% Total 

Bolder Academy 10 10 0 0 0 0 0 0 0 0 

 All windows and rooms within the proposed Bolder Academy would meet the BRE targets for daylight 

(VSC and NSL) and sunlight (APSH) and therefore the effect of the proposed development would be 

Negligible.  

Summary of Assessment 
Background 

 The chapter has detailed the potential daylight, sunlight and overshadowing effects due to the demolition, 

construction and completed development stages of the proposed development. The assessment of 

demolition, construction and completed development stages has been undertaken taking into account 

the assessment methodology set out in the BRE Guidelines.   

Demolition and Construction Effects 
 Effects in relation to daylight, sunlight and overshadowing would vary throughout the demolition and 

construction stage.  

 The effects would gradually increase during construction until the proposed development reaches full 

height which would cause the maximum effect to the surrounding properties.  

 The effects of construction equipment, such as cranes, would not be significant as light can pass through 

their structures. They also move when in operation so any minor effects would be fleeting.  

 Overall, it is considered that the demolition of the existing site and construction of the proposed 

development would result in a temporary beneficial effect gradually increasing to those effects reported 

for the completed proposed development identified. Accordingly, the demolition and construction effects 

would be temporary Negligible to Minor Adverse (not significant). 

Completed Development Effects 
 In addition to the typical BRE target value for daylight, an alternative 20 % target value has been used 

in assessing the effects of the completed proposed development on the daylight amenity of the 

surrounding properties. This alternative target has been agreed with the LBH.  

 In total 44 existing residential receptors were assessed. Of these: 

• 29 receptors would experience Negligible effects with no noticeable change to daylight levels; 

• 11 receptors would experience Minor Adverse effects;  

• Four receptors would experience isolated more noticeable Negligible to Minor/Moderate/Major 

Adverse daylight changes; however, this is due to limiting baseline factors (overly deep rooms, 

overhangs, recessed windows etc.) and the effects overall are not considered significant.   

 The BRE target value for sunlight would be fully adhered to so the effects on the sunlight amenity for the 

surrounding 32 properties would be Negligible (not significant).  

 In respect of overshadowing, 15 of the 16 gardens and amenity spaces assessed would meet the BRE 

criteria. In respect of the garden of 141 Syon Lane, the Applicant has added a commitment in the Design 

Code to state that the detailed massing of the proposed development would be designed so as not to 

reduce the sunlight to neighbouring gardens to below 50 % receiving two hours  sun on the ground on 

March 21st in line with the BRE guidelines. Accordingly, the effects to all 16 gardens would be Negligible.  

Cumulative Effects 

 The cumulative effect of the Bolder Academy on the identified receptors would be Negligible due to it 

being located too far away to have any effect on the completed development effects described above 

based on professional opinion.  

 An assessment has been carried out on the proposed Bolder Academy. The completed proposed 

development would not cause any reductions beyond the recommended BRE criteria so the daylight and 

sunlight effect of the proposed development would be Negligible (not significant).  
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12 CUMULATIVE EFFECTS
Introduction 
12.1 The Town and Country Planning (Environmental Impact Assessment) Regulations 20171 (hereafter 

referred to as ‘the EIA Regulations’) require that the likely significant environmental effects of a 

development are taken into account, including cumulative effects.  

12.2 There is no prescriptive guidance on the methodology for the assessment of cumulative effects; however, 

The Planning Inspectorate (PINS) document ‘Using the ‘Rochdale Envelope’ (July 2018)2 which was 

drafted in relation to infrastructure projects, states the following: 

“The potential cumulative impacts with other developments will also need to be carefully identified such 

that the likely significant effects can be shown to have been identified and assessed against the baseline 

position (which would include built and operational development). In assessing cumulative impacts, other 

development should be identified through consultation with the local planning authorities and other 

relevant authorities.” 

12.3 PINS have also published an Advice Note3 on the approach to cumulative effects assessment relevant to 

nationally significant infrastructure projects, which provides more useful context. 

12.4 The Institute of Environmental Management and Assessment (IEMA) Guidance4 identifies two types of 

cumulative effects: 

• Inter-project effects – incremental changes caused by other development schemes occurring 

together with the proposed development and the cumulative effects combining to worsen the effect 

of a particular impact; and 

• Intra-project effects – those effects that occur as a result of impact interaction between different 

environmental topics within the same project. For example, a project might affect bird species as a 

result of direct loss of habitat and by noise and light disturbance. Each of these when considered in 

isolation may have a limited effect but taken together the sum is greater than the parts. 

Inter-Project Cumulative Effects 
12.5 A review of potential cumulative schemes has been undertaken with reference to criteria listed in ES 

Chapter 2: EIA Process and Methodology. The cumulative effects assessment has been undertaken within 

each technical chapter in this ES Volume, and within ES Volume 2.  

Intra-Project Cumulative Effects 
12.6 The potential for intra-project cumulative effects is considered within this chapter. 

Intra-Project Cumulative Effects 

Assessment Approach 
12.7 As mentioned earlier, there is no established EIA methodology for assessing and quantifying the 

combined effects of individual effects on sensitive receptors. Accordingly, Ramboll has developed an 

approach which uses the defined residual effects of the proposed development to determine the potential 

 
1 Secretary of State, 2017. Town and Country Planning (Environmental Impact Assessment) Regulations 2017, London, HMSO. 

2 The Planning Inspectorate. July 2018. Using the 'Rochdale Envelope'. 

for interactions between effects and consequently the potential for significant intra-project cumulative 

effects to arise. 

12.8 The approach comprised the following steps: 

1. A review of the likely residual effects (and in particular the likely significant environmental effects) 

presented within the ES was undertaken;  

2. The likely receptors or receptor groups were identified; 

3. The individual effects which may affect a singular receptor or receptor group were listed in a 

tabular/matrix format; 

4. The potential for individual effects to interact were identified; and 

5. The scale of the combined intra-project cumulative effects was assessed. 

12.9 To ensure a proportionate approach, negligible and neutral effects have been disregarded. 

12.10 It is noted that intra-project cumulative effects are more likely to arise when the receptor or receptor 

group is more sensitive to change, such as human receptors. 

12.11 Where there is more than one effect likely to arise on a particular receptor or receptor group, the potential 

for effect interactions and the scale of the combined effect have been determined. The results of the 

assessment are presented within a tabular/matrix format within the following section of this chapter. 

12.12 The assessment has been based on professional judgement and experience. 

Assessment Results  
12.13 Based on the methodology detailed above, Table 12.1 and Table 12.2 present the review of the potential 

for interactions of individual effects during the demolition and construction works and once the proposed 

development is complete and operational, respectively. 

3 The Planning Inspectorate, December 2015. Cumulative Effects Assessment.  

4 Institute of Environmental Management and Assessment. The State of Environmental Impact Assessment Practice in the UK. 2011. 
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Table 12.1: Demolition and Construction Intra-Project Cumulative Effects 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Existing Local 

Economy 

(Employment 

Creation)

Existing 

Local 

Economy  

(Spending)

Future On-Site 

Commercial 

Uses/Occupiers 

Existing On-

Site 

Employees

Future                  

On-Site 

Employees

Future  On-

Site Residents 

Existing 

Drivers on  

Road Network

Existing Public 

Transport 

(Bus)

Future Users 

of on-site bus 

stops

Existing Public 

Transport 

(Overground)

Existing Public 

Transport 

(Underground)

Existing  

Pedestrians 

and Cyclists

Future  

Pedestrians 

and Cyclists

Existing and 

Future  Users 

of On-Site 

Open/ 

Amenity 

Space

Existing Off-

Site Open 

Space

Existing  

Community 

Infrastructure

Future 

Community 

Infrastructure

Local Air 

Quality

Existing Listed 

Buildings

Existing 

Conservation 

Areas

Existing 

Registered 

Parks and 

Gardens

Loss of existing on-site jobs

Generation of demolition and construction 

employment

Loss of existing spending from loss of existing on-site 

jobs

Spending from demolition and construction

Transport and 

Accessibility
Change in accidents and safety

Air Quality
Dust Soiling and PM10 due to demolition and 

construction works

Introduction of demolition and construction plant 

noise

Creation of demolition and construction vibration

Temporary change in daylight levels 

Temporary change in sunlight levels

Temporary change in overshadowing levels 

Minor changes in views due to removal of existing on-

site buildings and structures, the enclosure of the 

site with hoarding and presence of taller elements

TCA1 
TCA2, 

TCA5

Glimpses of taller construction elements 3, 7 8, 10

Change in view due to the enclosure of the site with 

hoarding and presence of taller elements
1, 6 5 4

Change in view due to presence of taller elements 2

Built Heritage

Introduction of activities associated with 

construction and demolition. The resulting visual and 

aural disruption to the setting of the receptors may 

affect the ability to appreciate the heritage 

significance as embodied in the historic context or 

townscape setting.

Pavilion and 

Clubhouse, 

Former Gillette 

Building

Osterley Park

No No No No No No No No No No No No No No No No

Yes - In 

relation to 

Air Quality 

and Noise

No No No No

Major Beneficial

Moderate to Major Beneficial

Moderate Beneficial

Minor to Moderate Beneficial

Minor Beneficial

Minor Adverse 

Minor to Moderate Adverse

Moderate Adverse 

Moderate to Major Adverse

Major Adverse

Likely Residual Effects

Noise and 

Vibration

Potential for Effect Interaction and so Combined Cumulative 

Effect?

Daylight, 

Sunlight and 

Overshadowing

Socio-Economics

Townscape and 

Visual

Existing 

Townscape 

Character

Existing                                                     

Views

TCA4, TCA6

NoNo

Existing           

Off-Site 

Commercial 

Uses 

Existing Off-Site 

Residents 

Yes - In 

relation to Air 

Quality, Noise 

and Vibration 

and Daylight, 

Sunlight and 

Overshadowing

Yes - In 

relation to 

Air Quality, 

Noise and 

Vibration
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Table 12.2: Completed Development Intra-Project Cumulative Effects 

 

Existing Local 

Economy 

(Employment 

Creation)

Existing Local 

Economy  

(Spending)

Existing Off-

Site 

Commercial 

Uses 

Future On-Site 

Commercial 

Uses/Occupiers 

Existing                      

On-Site 

Employees

Future On-

Site 

Employees

Future On-

Site Residents 

Existing 

Drivers on 

Road Network

Existing Public 

Transport 

(Bus)

Future users     

of on-site bus 

stops

Existing Public 

Transport 

(Overground)

Existing Public 

Transport 

(Underground)

Existing  

Pedestrians 

and Cyclists

Existing and 

Future Users 

of On-Site 

Open/ Amenity 

Space

Existing Off-

Site Open 

Space

Existing  

Social 

Infrastructure

Future 

Community 

Infrastructure

Local Air 

Quality

Existing 

Townscape 

Character

Existing Listed 

Buildings

Existing 

Conservation 

Areas

Existing 

Registered 

Parks and 

Gardens

Provision new dwellings of varied sizes and 

tenures

Loss in employment floorspace

Increased spending from new residents

Demand on early years school places

Demand on secondary school places

Impact on levels of deprivation

Impact on crime and community safety

Transport and 

Accessibility
Change in Driver Delay  

Vehicles turning 

between A4 east 

and Syon Lane 

South

Wind conditions suitable for on-site 

pedestrian thoroughfare use

Wind conditions suitable for on-site 

pedestrian crossing use

Wind conditions ranging from suitable to one 

category windier for on-site entrance use

Unsuitable wind conditions for on-site roof 

level amenity use at the majority of 

Wind conditions suitable for on-site bus 

stop use

Wind conditions suitable for existing off-site 

pedestrian crossing use
Daylight, Sunlight 

and 

Overshadowing

Change in daylight levels at surrounding 

receptors

Glimpsed views of built form TCA1,  TCA5 7, 13,15

Introduction of built form and public realm TCA2

Introduction of built form 1, 6 2 4

Built Heritage

Introduction of new built form within setting 

of a heritage asset resulting in visual 

alteration affecting the ability to appreciate 

the heritage significance as embodied in the 

historic context or townscape setting.

Osterley House, 

Syon House, Syon 

House 

Conservatory, 

Gower Road, 

Former Gillette 

Building, National 

Westminster Bank

Osterley Park Osterley Park

No No No No No No No No No No No No No No No No No No No No No

Major Beneficial

Moderate to Major Beneficial

Moderate Beneficial

Minor to Moderate Beneficial

Minor Beneficial Minor Neutral

Minor Adverse 

Minor to Moderate Adverse

Moderate Adverse 

Moderate to Major Adverse

Major Adverse

Minor to  Major Adverse

Minor to Moderate Neutral

No

Future  

Pedestrians 

and Cyclists

Potential for Effect Interaction and so Combined 

Cumulative Effect?

Likely Residual Effects

Wind Microclimate

Socio Economics

Townscape and 

Visual

Existing                                                     

Views

Existing Off-

Site Residents 

No - These 

effects 

would not 

interact

5, 8, 10, 14

No
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Demolition and Construction 
12.14 As shown in Table 12.1 there are potential for intra-project cumulative effect interactions to arise at  

existing residential occupants in the surrounding study area, in respect of air quality with dust soiling 

and PM10 from construction works; demolition and construction plant noise and vibration; and loss of 

daylight/sunlight as the new building massing is constructed.  

12.15 Intra-cumulative effect interactions are also predicted to arise at existing commercial uses (Sky Campus) 

and the future Bolder Academy in respect of demolition and construction plant noise, dust soiling and 

PM10 emissions. 

12.16 The dust, noise and vibration effects commonly associated with development works and would be 

proactively managed by the Applicant on-site through measures such as the CEMP, CLP and BPM. In 

respect of overlapping demolition and construction plant noise, the contractor would pay particular 

attention to the detailing of the final CEMP to control the identified significant effects. Noise monitoring 

would be undertaken and public liaison would be prioritised to communicate the planning of particularly 

noisy works.  

12.17 The intra-project cumulative effects would be direct, medium term, temporary: 

• Moderate to Major Adverse and significant for residential and Sky Campus receptors; and  

• Minor Adverse and not significant for Bolder Academy.   

Completed Development 
12.18 The potential for intra-project cumulative effects at existing residential receptors are highlighted in Table 

12.2. However, these effects would by their nature not combine to give rise to increased effects.  

12.19 Accordingly, there would be No resulting completed development intra-project cumulative effects. 

Conclusions  
12.20 From the assessment of potential intra-project cumulative effects it has been concluded that significant 

adverse effects are likely at surrounding existing residential receptors and existing commercial receptors 

to the north during the demolition and construction stage, in relation to nuisance effects from demolition 

and construction dust, particulates, plant noise and vibration.   
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13 RESIDUAL EFFECTS AND MITIGATION
Introduction 
13.1 This chapter summarises the additional mitigation and enhancement measures identified in the technical 

assessment chapters of the ES (Chapters 6-11 of ES Volume 1 and Chapters 1-2 of ES Volume 2) and 

provides a summary of the residual effects and the likely significant environmental effects of the proposed 

development.  

Additional Mitigation and Enhancement 
13.2 As set out in Chapter 2: EIA Process and Methodology, the main aim of an EIA is to develop measures 

to avoid, offset or reduce the potentially significant adverse effects of a project and to enhance any 

beneficial effects. 

13.3 Within each of the technical assessments, a number of additional mitigation measures have been 

considered to avoid or minimise likely significant adverse effects as far as reasonably possible. In 

addition, opportunities for environmental enhancement have been explored where practicable. The 

proposed additional mitigation and enhancement measures are in addition to the embedded mitigation 

measures (as described in ES Chapter 4: Proposed Development Description), and standard demolition 

and construction measures (as described in ES Chapter 5: Demolition and Construction Environmental 

Management), which have been considered within the technical assessments. 

13.4 Table 13.1 presents a summary of the additional mitigation and enhancement measures categorised 

under the following stages: 

• Demolition and Construction; and  

• Completed Development. 

13.5 Reference should be made to individual technical chapters for more detail.  

Table 13.1: Summary of Proposed Mitigation and Enhancement Measures 

Topic Proposed Mitigation and Enhancement Measures 

Demolition and Construction 

Socio-Economics None  

Transport and Accessibility None  

Air Quality None  

Noise and Vibration None, although the Applicant would ensure that works are 

programmed to minimise the overlap of noisy activities, that quiet 

plant is selected where possible, that noisy activities are screened 

and that detailed demolition and construction method statements 

would be prepared to minimise impacts to close proximity NSRs.  

Wind Microclimate None  

Daylight, Sunlight and Overshadowing None  

Townscape and Visual  None  

Built Heritage None  

Completed Development 

Table 13.1: Summary of Proposed Mitigation and Enhancement Measures 

Topic Proposed Mitigation and Enhancement Measures 

Socio-Economics • CIL payments towards primary school provision based on 
worst-case child yield 

• CIL payments towards additional GP provision based on 
worst-case population yield 

• CIL payments towards dentist services 

• CIL payments towards 2,070 m2 play space shortfall based 
on worst-case child yield 

• CIL payments towards additional community facilities 

Transport and Accessibility None  

Air Quality None  

Noise and Vibration None  

Wind Microclimate Mitigation measures to be developed at the detailed design stage 

through wind tunnel testing secured by means of an appropriately 

worded planning condition: 

• Mitigation should entrances be located in unsuitable locations  

• Mitigation measures for roof level amenity spaces  

Daylight, Sunlight and Overshadowing Design Code commitment that the detailed massing of the 

proposed development would be designed so as not to reduce the 

sunlight to neighbouring gardens to below 50 % receiving two 

hours sun on the ground on March 21st. 

Townscape and Visual None  

Built Heritage None  

Residual Effects 
13.6 This section summarises the predicted residual effects of the proposed development following the 

adoption and inclusion of the additional mitigation and enhancement measures which are set out in Table 

13.1. 

13.7 Reference should be made to individual technical assessment chapters (Chapters 6-12 of ES Volume 1 

and Chapters 1-2 of ES Volume 2) of the ES for a detailed description of residual and likely significant 

environmental effects. 

Demolition and Construction Residual Effects 
13.8 Table 13.2 summarises the residual effects which have been identified by the individual technical 

assessments as likely to arise as a result of the demolition and construction of the proposed development.  

13.9 There are no significant beneficial environmental effects for the demolition and construction stage. 

 



Volume 1: Environmental Statement Main Report  
Chapter 13: Residual Effects 

St Edward Homes Limited 
Osterley Tesco 

 

 

RAMBOLL                  13-2 16200006465  Issue: Final 

 

13.10 The following significant adverse environmental effects have been identified in relation to Noise and 

Vibration: 

• Introduction of demolition and construction plant noise to residential properties along Syon Lane 

Macfarlane Way/Oaklands Avenue, the Sky Campus and new on-site noise sensitive receptors. 

Table 13.2: Demolition and Construction Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature of 

Effect 

Duration of 

Effect 

Socio-

Economics 

Loss of existing on-site 

jobs 

Minor at local level Adverse Permanent  

Medium Term 

Generation of 

construction 

employment 

Minor at regional 

level 

Beneficial Temporary 

Medium Term 

Loss of existing 

spending from loss of 

existing on-site jobs  

Minor at local level Adverse Permanent  

Medium Term 

Spending from 

construction 

Minor at local level Beneficial Temporary 

Medium Term 

Transport and 

Accessibility 

Change in Severance, 

Pedestrian Amenity, 

Fear and Intimidation, 

Pedestrian (and 

cyclist) Delay  

Negligible 

 

Beneficial        

(links 1-5, 10-11) 

Adverse           

(links 6-9) 

Temporary 

Medium Term 

Change in accidents 

and safety (Links 8-9) 

Minor Adverse Temporary 

Medium Term 

Air Quality Dust Soiling and PM10 

due to demolition and 

construction works 

Slight Adverse Temporary 

Medium Term 

NO2, PM10 and PM2.5 due 

to vehicle emissions 

Negligible Beneficial Temporary 

Medium Term 

Noise and 

Vibration 

Introduction of 

demolition and 

construction plant 

noise 

Minor - Moderate 

(R1) 

Minor - Major             

(R2, R3) 

Minor                    

(Bolder Academy) 

Major                  

(New on-site NSRs) 

Adverse Temporary 

Medium Term 

Introduction of 

demolition and 

construction traffic 

noise 

Negligible              

(all receptors) 

Adverse Temporary 

Medium Term 

Creation of demolition 

and construction 

vibration 

Negligible to Minor  

(all receptors) 

Adverse Temporary 

Medium Term 

Table 13.2: Demolition and Construction Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature of 

Effect 

Duration of 

Effect 

Wind 

Microclimate  

Wind conditions suitable 

for a construction site 

with hoarding in place 

Negligible N/A Temporary 

Long Term 

Wind conditions suitable 

for pedestrian 

thoroughfare use 

Negligible N/A Temporary 

Long Term 

Wind conditions suitable 

for pedestrian crossing 

use 

Negligible N/A Temporary 

Long Term 

Wind conditions suitable 

for entrance use 

Negligible N/A Temporary 

Long Term 

Wind conditions suitable 

for bus stop use 

Negligible N/A Temporary 

Long Term 

Wind conditions suitable 

for private ground level 

open space and amenity 

use 

Negligible N/A Temporary 

Long Term 

Daylight, 

Sunlight and 

Overshadowing 

Temporary change in 

daylight levels 

Negligible to       

Minor 

N/A 

Adverse 

Temporary 

Medium Term 

Temporary change in 

sunlight levels 

Negligible to       

Minor 

N/A 

Adverse 

Temporary 

Medium Term 

Temporary change in 

overshadowing levels  

Negligible to          

Minor 

N/A 

Adverse 

Temporary 

Medium Term 

Townscape 

and Visual 

Minor changes in views 

due to removal of 

existing on-site 

buildings and 

structures, the 

enclosure of the site 

with hoarding and 

presence of taller 

elements 

Minor                   

(TCA1) 

Minor to Moderate 

(TCA2 and TCA5) 

 

Adverse Temporary 

Medium Term 

Glimpses of taller 

construction elements 

Negligible             

(all other receptors) 

Minor (TCA 4 and 

TCA 6. View 3 and 

7) 

Minor to Moderate 

(View 8 and 10) 

Adverse Temporary 

Medium Term 

Change in view due to 

the enclosure of the 

site with hoarding and 

presence of taller 

elements 

Minor              

(View 1 and 6) 

Minor to Moderate 

(View 5) Moderate 

(View 4) 

Adverse Temporary 

Medium Term 
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Table 13.2: Demolition and Construction Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature of 

Effect 

Duration of 

Effect 

Change in view due to 

presence of taller 

elements 

Minor to Moderate 

(View 2) 

Adverse Temporary 

Medium Term 

Built Heritage Introduction of 

activities associated 

with construction and 

demolition. The 

resulting visual and 

aural disruption to the 

setting of the 

receptors may affect 

the ability to 

appreciate the heritage 

significance as 

embodied in the 

historic context or 

townscape setting. 

Minor              

(Listed Buildings: 

Pavillion and 

Clubhouse, Former 

Gillette Building. 

Conservation area: 

Osterley Park) 

Negligible            

(all other receptors) 

Adverse 

   

 

 

 

 

Neutral 

Temporary 

Medium Term 

Completed Development Residual Effects  
13.11 Table 13.3 summarises the residual effects which have been identified by the individual technical 

assessments as likely to arise as a result of the operation of the completed proposed development.  

13.12 The following significant beneficial environmental effects for the completed development stage have been 

identified in relation to Socio Economics: 

• Provision of new dwellings of varied sizes and tenures; and 

• Changes in level of deprivation. 

13.13 The following significant adverse environmental effects for the completed development stage have been 

identified in relation to Wind Microclimate: 

• Unsuitable wind conditions for roof level amenity use at the majority of locations (strong winds) and 

wind conditions ranging from suitable to one category windier for potential entrance use (along the 

northernmost corner of Block A, the south-eastern corner of Block A and a small area along the 

southern façade of Block C). 

Table 13.2: Completed Development Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature 

of Effect 

Duration of 

Effect 

Socio-Economics Provision of 1,623 new 

dwellings of varied 

sizes and tenures 

Negligible at 

regional level 

Moderate at 

borough level 

Moderate-Major 

at local level 

Beneficial Permanent  

Long Term 

Delivery of employment 

floorspace which is 

Minor at local and 

borough levels  

Adverse Permanent  

Long Term 

Table 13.2: Completed Development Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature 

of Effect 

Duration of 

Effect 

likely to result in loss of 

105-234 on-site jobs 

Negligible at 

regional level 

Increased spending 

from new residents 

Minor at local 

level 

Beneficial Permanent  

Long Term 

Decreased spending 

from reduction in on-

site jobs 

Negligible at local 

level 

Adverse Permanent  

Long Term 

Additional demand on 

early years school places 

Minor at local 

level 

Adverse Permanent  

Long Term 

Additional demand on 

primary school places 

Negligible at local 

level 

Adverse Permanent  

Long Term 

Additional demand on 

secondary school places 

Minor at local 

level 

Adverse Permanent  

Long Term 

Additional demand for 

GP services 

Negligible at local 

level 

Adverse Permanent  

Long Term 

Additional demand for 

dentist services 

Negligible at local 

level 

Adverse Permanent  

Long Term 

Additional demand for 

open space 

Negligible at local 

level 

Beneficial Permanent  

Long Term 

Additional demand for 

play space 

Negligible at local 

level 

Adverse Permanent  

Long Term 

Change in levels of 

deprivation 

Moderate at local 

level               

Minor at borough 

level  

Beneficial Permanent  

Long Term 

Additional demand for 

community facilities 

Negligible at local 

level 

Adverse Permanent  

Long Term 

Change in levels of 

crime and community 

safety 

Minor at local 

level 

Beneficial Permanent  

Long Term 

Transport and 

Accessibility 

Change in Severance, 

Pedestrian Amenity, 

Fear and Intimidation, 

Pedestrian (and cyclist) 

Delay 

Negligible 

 

Beneficial Permanent  

Long Term 

Change in accidents 

and safety 

Negligible 

 

Beneficial Permanent  

Long Term 

Driver Delay Minor for vehicles 

turning between 

Adverse Permanent  

Long Term 
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Table 13.2: Completed Development Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature 

of Effect 

Duration of 

Effect 

the A4 East and 

Syon Lane South 

 Negligible for all 

other 

manoeuvres 

Adverse to 

Beneficial 

Permanent           

Long Term 

Bus Delay  Negligible (H91) Beneficial          

(PM Peak and 

Saturdays) 

Permanent           

Long Term 

Adverse            

(AM Peak) 

Permanent          

Long Term 

Negligible (E1) Adverse           

(PM Peak and 

Saturdays) 

Permanent          

Long Term 

Beneficial       

(AM Peak) 

Permanent           

Long Term 

Air Quality NO2, PM10 and PM2.5 

effects due to plant and 

energy centre emissions 

Negligible 

 

Adverse Permanent  

Long Term 

NO2 due to vehicle 

emissions 

Negligible 

 

Beneficial Permanent  

Long Term 

Site suitability for 

residential use 

Suitable N/A Permanent  

Long Term 

Noise and Vibration Introduction of fixed 

plant noise 

Negligible 

 

Adverse Permanent  

Long Term 

Changes in traffic noise 

levels 

Negligible 

 

Adverse         

(A4 West of 

Syon Lane) 

Beneficial  

(Syon Lane) 

Permanent  

Long Term 

Noise from servicing 

vehicles  

Negligible 

 

Adverse Permanent  

Long Term 

Wind Microclimate  On-site 

Wind conditions 

suitable for pedestrian 

thoroughfare use 

Negligible to 

Moderate 

N/A            

Beneficial 

Permanent  

Long Term 

Wind conditions 

suitable for pedestrian 

crossing use 

Minor to Major Beneficial Permanent  

Long Term 

Wind conditions ranging 

from suitable to one 

category windier for 

entrance use 

Minor to       

Minor 

Beneficial 

Adverse 

Permanent          

Long Term 

Table 13.2: Completed Development Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature 

of Effect 

Duration of 

Effect 

Wind conditions suitable 

for ground level amenity 

use 

Negligible N/A 

 

Temporary  

Long Term 

Wind conditions suitable 

for podium level amenity 

use 

Negligible N/A 

 

Permanent  

Long Term 

Unsuitable wind 

conditions for roof level 

amenity use at the 

majority of locations  

Negligible to 

Major 

N/A           

Adverse 

 

Permanent        

Long Term 

Wind conditions suitable 

for bus stop use 

Negligible to 

Minor 

N/A 

Beneficial 

Permanent  

Long Term 

Off-site 

Wind conditions suitable 

for pedestrian 

thoroughfare use 

Negligible N/A Permanent  

Long Term 

Wind conditions suitable 

for pedestrian crossing 

use 

Negligible N/A Permanent  

Long Term 

Wind conditions suitable 

for proposed pedestrian 

crossing use 

Major Beneficial Permanent  

Long Term 

Wind conditions suitable 

for entrance use 

Negligible N/A Permanent  

Long Term 

Wind conditions suitable 

for bus stop use 

Negligible N/A Permanent  

Long Term 

Wind conditions suitable 

for public and private 

ground level amenity use 

Negligible N/A Permanent  

Long Term 

Strong winds exceeding 

15 m/s and 20 m/s for 

more than 0.025 % of 

the year are expected 

at roof level amenity 

areas of Blocks A, B, C, 

D, F, G, and H.  

Significant Adverse Permanent  

Long Term 

Daylight, Sunlight and 

Overshadowing 

Change in daylight 

levels at surrounding 

receptors 

Negligible         

(58-82,86-88, 96, 

102-104, 110-

112,114-124,141 

and 145 Syon 

Lane, 49 Oaklands 

Avenue) 

N/A 

 

 

 

 

 

 

Permanent  

Long Term 
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Table 13.2: Completed Development Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature 

of Effect 

Duration of 

Effect 

Minor 

(90,92,98,106,108

,112a, 143  Syon 

Lane, 48 Oaklands 

Avenue, 84 Syon 

Lane, 46 and 47 

Oaklands Avenue) 

 

Negligible to 

Major             

(100 Syon Lane) 

 

Negligible to Minor             

(128-150 Syon 

Lane, 45 

Oaklands) 

 

Negligible to 

Moderate         

(94 Syon Lane) 

Adverse 

 

 

 

 

 

 

N/A 

Adverse 

 

 

N/A 

Adverse 

 

 

N/A 

Adverse 

Change in sunlight 

levels 

Negligible         

(32 properties) 

N/A Permanent        

Long Term 

Change in 

overshadowing levels 

Surrounding 15 

external amenity 

areas  

 

141 Syon Lane 

N/A 

 

 

Negligible 

following 

mitigation 

Permanent  

Long Term 

Townscape and Visual  Glimpsed views of built 

form 

 

Negligible       

(TCA4, TCA6, 

TCA7, View 3) 

Minor            

(TCA1 and TCA5, 

View 7, 13 and 

15) 

Minor to 

Moderate        

(View 8, 10 and 

14) 

Neutral     

(TCA4, TCA6, 

TCA7, Views 3, 

7, 8, 10, 13, 14 

and 15) 

Beneficial 

(TCA1, TCA5) 

 

Permanent  

Long Term 

Introduction of built 

form and public realm 

Minor          

(TCA2) 

Beneficial Permanent  

Long Term 

Introduction of built 

form 

Minor           

(TCA2, View 1 

and 6) 

Neutral      

(View 5) 

Permanent  

Long Term 

Table 13.2: Completed Development Stage Residual Effects 

Topic Area Description of 

Residual Effect 

Scale of Effect Type/Nature 

of Effect 

Duration of 

Effect 

Minor to 

Moderate       

(View 2 and 5) 

Moderate       

(View 4) 

Beneficial 

(TCA2 View 1, 

2, 4 and 6) 

Glimpsed winter views 

of built form 

Negligible Neutral Permanent  

Long Term 

Built Heritage Introduction of new 

built form within setting 

of a heritage asset 

resulting in visual 

alteration affecting the 

ability to appreciate the 

heritage significance as 

embodied in the historic 

context or townscape 

setting. 

Negligible (all 

other receptors) 

Minor (Osterley 

House, Syon 

House, Syon 

House 

Conservatory, 

Gower Road, 

Former Gillette 

Building, National 

Westminster 

Bank) 

None (all locally 

listed buildings) 

Neutral 

 

Adverse 

       

 

 

 

 

 

 

N/A 

Permanent  

Long Term 
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GLOSSARY OF TERMS 
 

Absorption The acoustic absorption derived from the multiplication of the absorption 

coefficient by the surface area of a given material. 

Accurate Visual 

Representations 
 

 

A static or moving image which shows the location of a proposed 

development as accurately as possible; it may also illustrate the degree 

to which the development will be visible, its detailed form or the 

proposed use of materials.  AVRs are produced by accurately combining 

images of the proposed building with a representation of its context.   

Acoustic Class A-E Classification of sound absorbers into Sound Absorption Classes A-E, 

according to BS EN ISO 11654, including frequencies 200-5000 Hz. 

ADMS Roads Atmospheric Dispersion Modelling System Roads is a line-source 

Gaussian dispersion model with the capability to model 3 point sources. 

Ambient Noise Level The totally encompassing sound in a given situation at a given time, 

usually composed of a sound from many sources both distant and near 

(LAFeq,T). 

Amenity A pleasant or advantageous aspect of the environment. 

Aquifer  A below ground, water-bearing layer of soil or rock. 

Alluvium Sediment laid down by a river. Can range from sands and gravels 

deposited by fast flowing water and clays that settle out of suspension 

during overbank flooding. Other deposits found on a valley floor are 

usually included in the term alluvium (e.g. peat). 

Application Means the outline planning application for the proposed development. 

Applicant Means St Edward Homes Limited. 

Archaeological 

Priority Area 

Area specified by Local Planning Authorities to help protect archaeological 

remains that might be affected by development. 

Arisings Material (often spoil) derived from the ground through excavation 

A-weighting Sound 

Pressure Level 

The sound pressure level with the A-weighting applied. The A-weighting 

is used for most environmental noise measurements and is used to 

weight a spectrum of sound to match the sensitivity of the human ear. 

Background 

Sound/Noise Level 

These are amongst the lowest noise levels measured over a given period 

of time and exclude short term, intermittent noise sources. The 

background noise level is quantified by the LA90 descriptor and is 

therefore the level which is exceeded for 90 % of a given period of time. 

Baseline Studies Studies of existing environmental conditions which are designed to 

establish the baseline conditions against which any future changes can be 

measured or predicted. 

Basic Noise Level  The Basic Noise Level is the road traffic noise at a reference distance of 

10 m from the road edge, expressed in terms of the LA10 statistical level 

(18-hour or 1-hour), and calculated according by Calculation of Road 

Traffic Noise (CRTN) based on the traffic flow. 

Biodiversity The diversity, or variety of plants and animals and other living things in a 

particular area of region.  It encompasses landscape diversity, ecosystem 

diversity, species diversity and genetic diversity. 

Borehole A deep hole bored into the ground as part of intrusive geological 

investigations. 

Brickearth A fine-grained silt believed to have accumulated by a mixture of 

processes (e.g. wind, slope and freeze-thaw) mostly since the Last 

Glacial Maximum around 17,000BP. 

Bronze Age 2,000–600 BC 

Brownfield Site A site comprising previously developed land. 

Building Recording Recording of historic buildings (by a competent archaeological 

organisation) is undertaken ‘to document buildings, or parts of buildings, 

which may be lost as a result of demolition, alteration or neglect’, 

amongst other reasons. Four levels of recording are defined by Royal 

Commission on the Historical Monuments of England (RCHME) and 

Historic England. Level 1 (basic visual record); Level 2 (descriptive 

record), Level 3 (analytical record), and Level 4 (comprehensive 

analytical record) 

Built Heritage Upstanding structure of historic interest. 

Carbon Dioxide (CO2) Carbon dioxide is a naturally occurring gas comprising 0.04 % of the 

atmosphere. The burning of fossil fuels releases carbon dioxide fixed by 

plants many millions of years ago, and this has increased its 

concentration in the atmosphere by some 12 % over the past century. It 

contributes about 60 per cent of the potential global warming effect of 

manmade emissions of greenhouse gases. 

Colluvium A natural deposit accumulated through the action of rainwash or gravity 

at the base of a slope. 

Completed 

Development 

A development scheme which has been build out and operational. 

Conservation Area  An area designated by the Local Authority as being of special 

architectural or historic interest under the provisions of the Planning 

(Listed Buildings and Conservation Areas 1990) Act, the character or 

appearance of which it is desirable to preserve or enhance. 

Construction 

Environmental 

Management Plan 

(CEMP) 

A documented management system with environmental procedures to 

monitor residual impacts of the construction phase of a development. 

Construction 

Logistics Plan 

A documented travel plan specific for a construction site. 

Construction Method 

Statement 

A document which addresses the health and safety risks to workers and 

other personnel on-site during the construction phase of the 

development. 

Ctr A correction term applied to the sound insulation single-number values 

(Rw, Dw, and DnT,w). Applying the Ctr penalises a construction’s 

performance if its low frequency performance is poor in relation its 

performance at higher frequencies. 

Cumulative Schemes Developments for which planning permission has been granted and 

subject to a high degree of certainty of being delivered (resolution to 
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grant consent issued) or at early stage of construction. They are likely to 

be delivered concurrently with the proposed development assessed in the 

EIA. In addition, certain developments that do not benefit from a 

resolution to grant planning consent or a decision notice, but which are 

very likely to be granted consent in the near future, have also been 

considered. 

Cumulative Effects Effects that result from incremental changes caused by other past, 

present or reasonably foreseeable actions. 

Cut Feature Archaeological feature such as a pit, ditch or well, which has been cut 

into the then-existing ground surface. 

Decibel (dB) A scale for comparing the ratios of two quantities, including sound 

pressure and sound power. The difference in level between two sounds 

s1 and s2 is given by 20 log10 (s1 / s2). The decibel can also be used to 

measure absolute quantities by specifying a reference value that fixes 

one point on the scale. For sound pressure, the reference value is 20Pa. 

Desk Study A non-intrusive study and review of all available information pertaining to 

a site, including historical records, collated and monitored data, and 

consultation with relevant stakeholders. 

Devensian The most recent cold stage (glacial) of the Pleistocene. Spanning the 

period from c 70,000 years ago until the start of the Holocene (10,000 

years ago). Climate fluctuated within the Devensian, as it did in other 

glacials and interglacials. It is associated with the demise of the 

Neanderthals and the expansion of modern humans. 

Directive European Union (EU) Directives impose legal obligations on European 

Member States. They are binding as to the results to be achieved, but 

allow individual states the right to decide the form and methods used to 

achieve the results. An example of this is the EU Air Quality Framework 

Directive (1996) that is brought into legal effect in the UK by the Air 

Quality (England) Regulations (2000). 

Dynamic Insertion 

Loss 

The reduction of noise level due to the presence of a noise control device 

such as an attenuator, including any regeneration noise creat-ed by its 

presence. 

Early Medieval 

(Saxon) 

Historic time period from AD 410-AD 1066. 

EIA Scoping An initial stage in determining the nature and potential scale of the 

environmental impacts arising from a proposed development, and 

assessing what further studies are required to establish their significance. 

EIA Scoping Opinion  A written statement of the opinion of the relevant planning authority as 

to the information to be provided in the Environmental Statement.  

EIA Screening An initial stage in which the need for EIA is considered in respect of a 

development. Some developments are automatically subject to EIA by 

means of their inevitable size, nature and effects (Schedule 1 

developments). Other projects are made subject to EIA because it is 

anticipated that they are likely to have significant environmental effects 

(Schedule 2 developments). 

Embodied Energy Energy used in the sourcing, manufacture, transportation and assembly 

of goods and materials. 

Emission A material that is expelled or released to the environment. Usually 

applied to gaseous or odorous discharges to the atmosphere. 

Environmental 

Impact Assessment 

(EIA) 

A process by which information about the environmental effects of a 

development is collected and taken into account by the relevant decision-

making body before a decision is given on whether the development 

should go ahead. 

Environmental 

Statement (ES) 

A statement that includes such information that is reasonably required to 

assess the environmental effects of a development. 

Equivalent 

Continuous A-

Weighted Sound 

Pressure Level 

The LAeq is an energy average and defined as the level of sound which, 

over a given period of time, would equate to the same A-weighted sound 

energy as the actual fluctuating sound. 

Façade  The front or face of a building. 

Findspot Chance find/antiquarian discovery of artefact. The artefact has no known 

context, is either residual or indicates an area of archaeological activity. 

Fit-out Installation of all non-substructure and non-superstructure items such as 

electrical water services, as well as final internal finishings. 

Free-Field Far from the presence of sound reflecting objects (except the ground), 

usually taken to mean at least 3.5 m. 

Frequency In sound, the number of cycles per second of a pressure fluctuation and 

frequency in sound is proportional to its pitch. Different frequencies are 

divided into octave and one third octave bands. 

Frequency 

Weightings 

Weightings can be applied to a spectrum of sound and act as a filter to 

account for different sensitivities and conditions. 

Geotechnical Ground investigation, typically in the form of boreholes and/or trial/test 

pits, carried out for engineering purposes to determine the nature of the 

subsurface deposits. 

Greater London 

Authority (GLA) 

Means the Greater London Authority (GLA) which is now the local 

planning authority for the purpose of assessing and determining the 

application  

Glare  The uncomfortable brightness of a light source or illuminated area when 

viewed against a dark background. 

Grade I Listed 

Building 

A listed building that is of exceptional interest. 

Grade II Listed 

Building 

A listed building that is of special interest. 

Grade II* Listed 

Building 

A listed building that is of particular importance and of more than special 

interest. 

Gross External Area 

(GEA) 

A measure of area of a building measured externally at each floor level. 

Gross Internal Area 

(GIA) 

A measure of the area of a building measured to the internal face of the 

perimeter walls at each floor level. 

Ground Borne Noise Audible noise caused by the vibration of elements of a structure, for which 

the vibration propagation path from the source is partially or wholly 

through the ground 

Groundwater Source 

Protection Zone 

An area in which groundwater is abstracted for public water supply. 

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

natural processes). 
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Heritage Asset  A building, area or scene which makes a positive contribution of special 

architectural, historic or environmental interest. 

Historic Environment 

Assessment 

A written document whose purpose is to determine, as far as is 

reasonably possible from existing records, the nature of the historic 

environment resource/heritage assets within a specified area. 

Historic Environment 

Record 

Archaeological and built heritage database held and maintained by the 

County authority. Previously known as the Sites and Monuments Record 

Hoarding A temporary board fence set up on the perimeter of a building site. 

Holocene The most recent epoch (part) of the Quaternary, covering the past 

10,000 years during which time a warm interglacial climate has existed. 

Also referred to as the ‘Postglacial’ and (in Britain) as the ‘Flandrian’. 

Impact Sound The noise generated by an impact on a structure. This is normally used 

to describe the noise created by people walking on a floor structure. 

Insertion Loss The reduction of noise level due to the presence of a noise control device 

such as an attenuator, excluding any regeneration noise created by its 

presence. 

In-situ In the natural, original or appropriate position. 

Intrusive 

Investigation 

An in-depth investigation involving further sampling and analysis, such as 

the gathering of samples from the ground, walls, ceilings for the 

detection of contamination, asbestos and or archaeological remains. 

Iron Age 600 BC–AD 43 

Later Medieval AD 1066-AD 1500 

Last Glacial 

Maximum 

Characterised by the expansion of the last ice sheet to affect the British 

Isles (around 18,000 years ago), which at its maximum extent covered 

over two-thirds of the present land area of the country. 

Lawson Comfort 

Criteria 

The so called ‘Lawson’ criteria which define whether a space is 

comfortable for business walking, strolling or sitting by a threshold wind 

speed i.e. the hourly mean wind speed exceeded 5% of the time. 

Local Planning 

Authority (LPA) 

Means the London Borough of Hounslow (LBH). 

London Borough of 

Hounslow (LBH) 

Means the London Borough of Hounslow (LBH) in which the site is 

situated. LBH are the local authority for the purposes of the Application.  

Locally Listed 

Building 

A structure of local architectural and/or historical interest. These are 

structures that are not included in the Secretary of State’s Listing but are 

considered by the local authority to have architectural and/or historical 

merit 

Listed Building A structure of architectural and/or historical interest. These are included 

on the Secretary of State's list, which affords statutory protection. These 

are subdivided into Grades I, II* and II (in descending importance). 

Made Ground Soils or other material which has been deposited by man rather than 

natural processes, for example to make up ground levels. 

Maximum Noise Level The maximum instantaneous noise level measured during a given period 

of time. The time weighting to which the meter is set for this 

measurement parameter is always indicated by either an F or S. 

Mechanical 

Ventilation Heat 

Recovery 

An energy recovery ventilation system using equipment known as a heat 

recovery ventilator, heat exchanger, air exchanger, or air-to-air heat 

exchanger which employs a cross flow or counter-flow heat exchanger 

(countercurrent heat exchange) between the inbound and outbound air 

flow. The system provides fresh air and improved climate control, while 

also saving energy by reducing heating (and cooling) requirements. 

Mesolithic 12,000 BC-4,000 BC 

Minimum Noise Level The minimum instantaneous noise level measured during a given period 

of time. The time weighting to which the meter is set for this 

measurement parameter is always indicated by either an F or S. 

Mitigation Any process, activity of thing designed to avoid, reduce or remedy 

adverse environmental effects likely to be caused by a development 

project.  

Mitigation Measure Measure aiming at reducing an adverse environmental effect. 

National Planning 

Policy Framework 

(NPPF) 

Came into force on 27 March 2012 and was revised in July 2018, with 

minor revisions made in February and June 2019. It sets out the 

Government’s economic, environmental and social planning policies for 

England and summarises, in a single document, all previous national 

planning policy advice (Planning Policy Statements and Planning Policy 

Guidance notes). 

Neolithic 4,000 BC-2,000 BC 

Nitrogen Dioxide 

(NO2) 

Road transport and the burning of fossil fuels for power are the main 

sources of Nitrogen dioxide. In addition to being a greenhouse gas it also 

contributes to photochemical smog formation. It is an irritant to the 

respiratory system. 

Noise Rating Level This is a single figure value derived by plotting a noise spectrum against 

a set of curves. The curve under which the spectrum fits is the resulting 

Noise Rating Level. 

Non-Technical 

Summary (NTS) 

A summary of the Environmental Statement in ‘non-technical language’. 

Normalised Element 

Level Difference 

The normalised difference in sound level between a pair of rooms via a 

small element such as a trickle ventilator. The level difference in octave 

bands is normalized to a reference amount of absorption. 

No-Sky Line The outline on the working plane of the area for which no sky can be 

seen. If a significant area of the working plane lies beyond the No-Sky 

Line NSL (i.e. it receives no direct sky light), then the distribution of 

daylight in the room may be poor and supplementary electric lighting 

may be required. 

Octave Bands A band of frequencies in which the upper limit of the band is twice the 

frequency of the lower limit. 

Open Space Includes all open spaces, plus other spaces that provide a break from  

the densely built-up urban form, such as pedestrianised areas and  

station concourses; hard-landscaped areas with private access; 

pedestrian/cycle and wildlife routes; and all the green infrastructure that 

links open spaces together, including green corridors, private residential 

gardens, trees, green roofs, and green landscaped areas. 

Ordnance Datum Land levels are measured relative to the average sea level at Newlyn, 

Cornwall.  This average level is referred to as ‘Ordnance Datum’. 

Overshadowing Overshadowing occurs when a structure blocks out sunlight from 

neighbouring properties on the northern side of that structure. It can 

https://en.wikipedia.org/wiki/Energy_recovery
https://en.wikipedia.org/wiki/Ventilation_(architecture)
https://en.wikipedia.org/wiki/Heat_exchanger
https://en.wikipedia.org/w/index.php?title=Air-to-air_heat_exchanger&action=edit&redlink=1
https://en.wikipedia.org/w/index.php?title=Air-to-air_heat_exchanger&action=edit&redlink=1
https://en.wikipedia.org/wiki/Countercurrent_exchange
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affect the amount of daylight let into neighbouring properties when the 

shadow cast falls across windows or glazed doors. 

Palaeochanel A former/ancient watercourse. 

Palaeoenvironmental Palaeoenvironmental remains such as microfossils (e.g., pollen) and floral 

and faunal remains (e.g., molluscs, ostracods, seeds and plant 

fragments) which are found in alluvial deposits  and can be used to 

reconstruct past environments. 

Palaeolithic 700,000 BC-12,000 BC. 

Particulate Matter  Discrete particles in ambient air, sizes ranging between nanometres (nm, 

billionths of a metre) to tens of micrometres (µm, millionths of a metre). 

Pathways The routes by which impacts are transmitted through air, water, soils or 

plants and organisms to their receptors. 

Peat A build-up of organic material in waterlogged areas, producing marshes, 

fens, mires, blanket and raised bogs. Accumulation is due to inhibited 

decay in anaerobic conditions. 

Pedestrian Level 

Wind Microclimate 

Mean or gust wind speed measured at 1.5 m above ground level. 

Percentile Level A-weighted sound pressure level obtained using time-weighting F, which 

is exceeded for N% of a specified time interval. 

An example of this is background noise which is quantified with the LA90 

descriptor, which is the A-weighted level which is exceeded for 90% of 

the measurement period. 

Permeability The extent to which an environment allows people a variety of access 

routes through it.  A permeable environment is one where there is ease 

of movement and where people have a choice of the routes they may 

use. 

Pile A timber, steel or concrete post which is driven, jacked or cast (bored) 

into the ground to carry vertical or horizontal loads. 

Plant A building’s generator, heating, ventilation, and/or electricity-production 

system. 

Planning Practice 

Guidance (PPG) 

A web-based resource that came into force in 2014 and is periodically 

updated. It seeks to consolidate existing technical guidance into a 

consolidated online format and provides further detail on the policies 

contained within the NPPF. 

Pleistocene Geological period pre-dating the Holocene. 

Post-Medieval  Historic time period from AD 1485-present 

Prehistoric Historic time period from 7500,000-AD AD43 

Preservation by 

Record 

Archaeological mitigation strategy where archaeological remains are fully 

excavated and recorded archaeologically and the results published. For 

remains of lesser significance, preservation by record might comprise an 

archaeological watching brief or evaluation. 

Preservation in situ 
 

 

Archaeological mitigation strategy where nationally important (whether 

Scheduled or not) archaeological remains are preserved in situ for future 

generations, typically through modifications to design proposals to avoid 

damage or destruction of such remains. 

Public Realm The space between and within buildings that are publicly accessible, 

including streets, squares, forecourts, parks and open spaces. 

Receptor (Sensitive)  A component of the natural, created, or built environment such as human 

being, water, air, a building, or a plant that is affected by an impact. 

Registered Historic 

Parks and Gardens 

Designed landscapes of note. 

Residual Effects  Those effects of a development that cannot be mitigated following 

implementation of mitigation proposals. 

Reverberation Time The time that would be required for the sound pressure level to de-

crease by 60 dB after the sound source has stopped. The descriptor T, 

often includes other nomenclature to describe the type of reverberation 

time measurement or if the reverberation time is an average taken for 

specific frequencies. 

Reserved Matters 

Application 

An application that should be used after an outline planning permission 

has been granted to deal with the outline details/parameters of the 

outline permission. 

Risk Assessment  An assessment of the likelihood and severity of an occurrence. 

Roman Historic time period from AD 43-AD 410. 

Scheduled Monument Site of archaeological or historic interest included in the Schedule of 

Monuments compiled by the Secretary of State under the Ancient 

Monuments and Archaeological Areas Act 1979.  

Site Means the site associated with the planning application, located at 

Isleworth, TW7 5NZ (at OS grid reference TQ 1604277649). 

Site Codes Unique identifying codes allocated to archaeological fieldwork sites, e.g. 

evaluation, excavation, or watching brief sites. 

Setting The context in which a building or area can be appreciated. 

Severance 

 

The perceived divisions that can occur within a community when it 

becomes separated by a traffic route.  

Strategic Industrial 

Land 

Land designated in the London Plan for industrial development, including 

ancillary uses. 

Sites and Monuments 

Record 

A computerised record of information for all statutorily listed buildings, 

known archaeological sites and stray finds, parks and gardens of special 

interest in England 

Sound Exposure 

Level 

A level of a sound, of 1 s duration, that has the same sound energy as 

the actual noise event considered. 

Sound Power Level This is the total sound energy radiated from a given source. The sound 

power Level is 10 times the logarithm to base 10 of the ratio of the 

reference sound power level (1x10-12) and the measured power. 

Sound Pressure Level This is the unweighted or linear level which is measured prior to any 

weightings being applied. The sound pressure level is 20 times the 

logarithm to base 10 of the ratio of the reference sound pressure (2x10-

5) and the measured sound pressure. 

Sound Reduction 

Index 

The laboratory measured sound insulation properties of a material or 

building element in octave or third octave bands. 

Specific Noise Level The equivalent continuous A-weighted sound pressure level at the 

assessment position produced by the specific noise source (the noise 

source under investigation) over a given time interval (LAeq,T). 
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Standardised 

Weighted Level 

Difference 

The standardized, weighted difference in sound level between a pair of 

rooms, stated as a single figure. The level difference in octave bands is 

first normalized to a reference reverberation time and then plotted 

against a set of reference curves to establish a single figure value. 

Statutory Consultees Groups or bodies that, by law, must be consulted as part of the planning 

application process for EIA development. 

Strata Layer of rock or soil. 

Stratigraphy A term used to define a sequence of visually distinct horizontal layers 

(strata), one above another, which form the material remains of past 

cultures. 

Structure Borne 

Noise 

Audible noise caused by the vibration of elements of a structure, the 

source of which is within a building or structure with common elements. 

Study Area Defined area surrounding the site in which is collected and analysed in 

order to set the site into its context. This varies as stated within each 

technical assessment. 

Substructure Elements of a development below ground level, typically basements and 

foundations. 

Superstructure Elements of a development above ground principally the mega frame, 

supporting northern core and outer shell cladding. 

Supplementary 

Planning 

Document/Guidance 

(SPD/SPG) 

Documents which seek to give guidance and support on the Council’s 

planning processes and are one of the material considerations in 

determining planning applications. 

Sustainable 

Development 

Development that meets the needs of the present generation without 

compromising the ability of future generations to meet their own needs. 

Tactile A system of textured ground surface indicators found on many footpaths, 

stairs and pedestrian walkways to assist and guide pedestrian movement 

around an area. 

Time Weightings A time weighting to denote the response of the sound level meter. For 

most measurements the Fast time weighting is selected (F) how-ever, a 

slow time weighting (S) is often used to for the measurement train noise 

and vibration. 

Topography  The natural and man-made features of an area collectively. 

Transport 

Assessment  

Prepared and submitted alongside planning applications for developments 

likely to have significant transport implications. For major proposals, 

assessments should illustrate the following: accessibility to the site by all 

modes, the likely modal split of journeys to and from the site and 

proposed measures to improve access by public transport, walking and 

cycling. Statutory plans produced by each borough which integrate 

strategic and local planning responsibilities through policies and 

proposals for the development and use of land in their area.  

Travel Plan A document which puts measures in place that will encourage sustainable 

travel and reduce reliance on single occupancy cars. 

Truncate Partially or wholly remove. In archaeological terms remains may have 

been truncated by previous construction activity. 

Vibration The periodic movements of structures transferred by ground and parts of 

the building, due to events such as train pass-by, piling, blasting or use 

of heavy machinery. 

Vibration Dose Value The Vibration Dose Value is the vibration dose a person is expected to be 

exposed to over the course of the day or night. It is given by the fourth 

root of the time integral of the fourth power of the acceleration after it 

has been frequency-weighted. 

Ward An administrative division of a city or borough that typically elects and is 

represented by a councillor or councillors. 

Weighted Level 

Difference 

The weighted level difference between a pair of rooms, stated as a single 

figure. 

Weighted, 

Normalised Element 

Level Difference 

The normalised, weighted difference in sound level between a pair of 

rooms via a small element such as a trickle ventilator, stated as a single 

figure. The level difference in octave bands is normalized to a reference 

amount of absorption and then plotted against a set of reference curves 

to establish a single figure value. 

Weighted Normalised 

Flanking Level 

Difference 

The normalised, weighted difference in sound level between a pair of 

rooms via a flanking element, such as mullion or ceiling detail. The level 

difference in octave bands is first normalized to a reference amount of 

absorption and then plotted against a set of reference curves to establish 

a single figure value. 

Weighted Sound 

Reduction Index 

A single number which represents the sound reduction of a material. It is 

derived by plotting the sound reduction index against a set of reference 

curves. The curves are shifted until a best-fit is established and the curve 

which best fits the sound reduction spectrum is used to represent the 

single figure value. 

Weighted 

Standardized Impact 

Sound Pressure Level 

A single-number quantity used to characterize the impact sound 

insulation of floors over a range of frequencies. 
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ABBREVIATIONS 
g/m3 Micrograms per cubic metre 

α Absorption Coefficient 

°C Degrees Celsius  

3D Three Dimensional 

AADT Annual Average Daytime Traffic Flows 

AAWT Annual Average Weekly Traffic Flows 

ACMs Asbestos Containing Materials 

AD Anno Domini 

ADMS Atmospheric Dispersion Modelling System 

AI Accessibility Index 

AIA Arboricultural Impact Assessment 

AOD Above Ordnance Datum 

APA or APZ Archaeological Priority Area/Zone 

APSH Annual Probable Sunlight Hours 

ANPR Automatic Number Plate Recognition 

ATCs Automatic Traffic Counts 

AQAL Air Quality Assessment Level 

AQAP Air Quality Action Plan 

AQMA Air Quality Management Area 

AQO Air Quality Objective 

AST Above Ground Storage Tanks 

AVRs Accurate Visual Representations 

ASR Air Quality Annual Status Report 

BAME Black, Asian and Minority Ethnic 

BAP Biodiversity Action Plan 

BCT Bat Conservation Trust 

bgl Below Ground Level 

BGS British Geological Survey 

BMS Building Management Systems 

BNL Basic Noise Level 

BoCC Red Birds of Conservation Concern Red List Species 

BPM Best Practicable Means 

BRE Building Research Establishment 

BREEAM British Research Establishment Environmental Assessment Method 

BS British Standard 

BSI British Standard Institute 

BUG Bicycle Users Group 

CA Compass Archaeology 

CAA Civil Aviation Authority 

CABE Commission Activity for the Architecture and the Built Environment 

CAZ Central Activities Zone 

CCTV Closed Circuit Television 

CDM Construction Design and Management 

CLP Construction Logistics Plan 

CDTE Completed Development Traffic Emissions 

CEMP Construction Environmental Management Plan 

CFA Continuous Flight Auger 

CFD Computational Fluid Dynamics 

CFMP Catchment Flood Management Plan 

CHP Combined Heating and Power 

CIBSE Chartered Institute of Building Services Engineers 

CIE Commission on Illumination 

CIEEM Chartered Institute of Ecology and Environmental Management 

CIFA Chartered Institute of Archaeologists 

CIL Community Infrastructure levy 

Cllr Councillor 

CLP Construction Logistics Plan 

CO2 Carbon dioxide 

COCP Code of Construction Practice 

COMAH Control of Major Accident Hazards Sites 

CoPA Control of Pollution Act 1974 

COSHH Control of Substances Hazardous to Health 

CLT Cross Laminated Timber 

CLOCS Construction Logistics and Community Safety 

CRTN Calculation of Road Traffic Noise 

DnT’w Standardized Weighted Level Difference 

Dne Normalised Element Level Difference 

Dnew Weighted, Normalised Element Level Difference 

DnFw Weighted, Normalised Flanking Level Difference 

Dw Weighted Level Difference 

dB Decibels 

dB(A) A-Weighted Decibels  
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DCLG Department for Communities and Local Government 

DCMS Department for Culture Media and Sport 

DCU De-contamination Unit 

DDA Disability Discrimination Act 

DEFRA Department of Environment, Food and Rural Affairs 

DIL Dynamic Insertion Loss 

DMP Dust Management Plan 

DMRB Design Manual for Roads and Bridges 

DRA Dust Risk Assessment 

DSMP Delivery and Servicing Management Plan 

EA Environment Agency 

EC European Commission 

EcIA Ecological Impact Assessment 

ECoCP Environmental Code of Construction Practice 

EFA Education Funding Agency 

EFT Emission Factor Toolkit 

EIA Environmental Impact Assessment 

EiP Examination in Public 

ELR Employment Land Reviews 

EPA Environmental Protection Act 

EPUK Environmental Protection UK 

ES Environmental Statement 

EU European Union 

EUBC EU Biodiversity Strategy 

FE Form Entry 

FEH Flood Estimation Handbook 

FM Facilities Management 

FRA Flood Risk Assessment 

FSC Forest Stewardship Council 

Ft feet 

FTE Full Time Equivalent 

FWMA Flood and Water Management Act 

GCRA Ground Contamination Risk Assessment 

GEA Gross External Area 

GEART Guidelines for the Environmental Assessment of Road Traffic 

GIA Gross Internal Area 

GiGL Greenspace Information for Greater London 

GIS Geographic Information System 

GLA Greater London Authority 

GLAAS Greater London Archaeological Advisory Service 

GLHER Greater London Historic Environmental Record 

GLVIA Guidelines for Landscape and Visual Impact Assessment 

GP General Practitioner 

GQA General Quality Assessment 

GVA Gross Value Added 

GWC Great West Corridor 

g/m2 Grams per squared metre 

ha Hectare 

HAP Habitat Action Plan 

HCA Homes and Communities Agency 

HE Historic England 

HEA Historic Environment Assessment 

HER Historic Environment Record 

HIA Health Impact Assessment 

HDV Heavy Duty Vehicles 

HGV Heavy Goods Vehicle 

HIU Heat Interface Unit 

HMSO Her Majesty’s Stationery Office 

hrs Hours 

HSE Health and Safety Executive 

HUDU Healthy Urban Development Unit 

HURNVC Handbook of Urban Rail Noise and Vibration Control 

HV High Voltage 

Hz Hertz 

IAQM Institute of Air Quality Management 

IEA Institute of Environmental Assessment 

IEMA Institute of Environmental Management and Assessment 

IL Insertion Loss 

ILP Institute of Lighting Professionals 

IMD Index of multiple deprivation 

IPC Infrastructure Planning Commission 

ISO International Organisation for Standardisation 

JNCC Joint Nature Conservation Committee 

JSA Job Seeker’s Allowance 

kg/m² Kilograms per squared metre 

kg Kilograms  
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khz Kilohertz 

km Kilometres 

kph Kilometres per hour 

kV Kilovolts 

kW kilowatt 

kWth Kilowatt thermal 

L/s Litres per second 

LA90 Background Sound / Noise Level 

LAE Sound exposure level 

LAeq,T Equivalent continuous A-weighted sound pressure level 

LAFmax Maximum noise Level 

LAFmin Minimum noise Level 

LAN,T Percentile level 

LAr,Tr Rating Level 

LnT,w Weighted standardized impact sound pressure level 

Lp Sound Pressure Level 

LpA A-weighted sound pressure level 

Lw Sound Power Level 

LAQM  Local Air Quality Management 

LBH London Borough of Hounslow 

LCC London Cycling Campaign 

LDF Local Development Framework 

LEZ Low Emission Zone 

LLAQM London Local Air Quality Management 

LLFA Lead Local Flood Authority 

LIGS Locally Important Geological Sites 

LNR Local Nature Reserve 

LOAEL Lowest Observed Adverse Effect Level 

LoHAM London Highway Assignment Model 

LPA Local Planning Authority 

LSIS Locally Significant Industrial Sites 

LT Long-Term 

LTHW Low Temperature Hot Water 

LTS London Transportation Studies 

LSOA Lower Super Output Area 

LUL London Underground Limited 

LV Low Voltage 

LVMF London View Management Framework 

m Metre 

m2/sqm Square metre 

m3 Cubic metre 

m/s Metres per second 

m/s2 Metres per squared second 

m AOD Metres Above Ordnance Datum 

MAGIC Multi Agency Geographic Information for the Countryside 

max Maximum 

mbgl Metres below ground level 

MCTC Manually Classified Turning Counts 

mg/Nm3 milligrams per normal cubic metre 

min Minimum 

mins Minutes 

mm Millimetre 

mm/s Millimetres per second 

MMC Modern Methods of Construction 

MP Member of Parliament 

mph Miles per Hour 

MT Medium-Term 

MTS Mayor’s Transport Strategy 

MUGA Multi Use Games Area 

MVHR Mechanical Ventilation and Heat Recovery 

N/A Not applicable  

NAQO National Air Quality Objectives 

NERC Natural Environment and Rural Communities 

NGR National Grid Reference 

NHL National Heritage List for England 

NHS National health Service 

NIA Net Internal Area 

NJUG National Joint Utilities Group 

Nm3/h Normal Metres Cubed per Hour 

NMA Non-Material Amendment 

NNR National Nature Reserve 

NOAEL No Observed Adverse Effect Level 

NO2 Nitrogen Dioxide 

NOx Nitrogen Oxides 

NOR Number on Roll 

NPPF National Planning Policy Framework 
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NPSE Noise Policy Statement for England 

NR Noise Rating 

NRC Noise Reduction Coefficient 

NRMM Non-Road Mobile Machinery 

NSR Noise Sensitive Receptor 

NSL No Sky Line 

NTS Non-Technical Summary 

ONS Office of National Statistics 

OS Ordnance Survey 

PAH Polycyclic Aromatic Hydrocarbons 

PANs Published Admissions Numbers 

PCA Pre-Construct Archaeology 

PCBs Polychlorinated Biphenyls 

PE Physical Education 

PEFC Programme for the Endorsement of Forest Certification 

PFS Petrol filling station 

PFRA Preliminary Flood Risk Assessment 

PINS Planning Inspectorate 

PM2.5/PM10 Particulate Material of a particular size fraction 

PPE Personal Protective Equipment 

PPG Planning Practice Guidance 

PPS Planning Policy Statements 

PPV Peak Particle Velocity 

PTAL Public Transport Accessibility Level 

PV Photovoltaic 

R Sound Reduction Index 

Rw Weighted Sound Reduction Index 

RAMS Risk Assessments and Method Statements 

ref Reference 

RICS Royal Institute of Chartered Surveyors 

RIGS Regionally Important Geological Sites 

RMA  Reserved Matters Application 

SAC Special Area of Conservation 

SAP Species Action Plan 

SCI Statement of Community Involvement 

SEN Special Education Needs 

SFRA Strategic Flood Risk Assessment 

SI Statutory Instrument 

SIL Strategic Industrial Locations 

SINC Site of Importance for Nature Conservation 

SOAEL Significant Observed Adverse Effect Level 

SOL Specialist Computer Programme 

SPA Special Protection Area 

SPD Supplementary Planning Documents 

SPG Supplementary Planning Guidance 

SPZ (Groundwater) Source Protection Zone 

SSSI Site of Special Scientific Interest 

ST Short-Term 

SuDS Sustainable Drainage Systems 

SWMP Site Waste Management Plan 

S106 Section 106 

T Reverberation Time 

TA Transport Assessment 

TCA Townscape Character Area 

TEB Transport Emissions Benchmark 

TfL Transport for London 

TGN Technical Guidance for Noise 

TLRN Transport for London Road Network 

TPH Total Petroleum Hydrocarbons 

TPO Tree Protection Order 

TTD Thames Tidal Defences 

TTT Thames Tideway Tunnel 

TVBHA Townscape and Visual and Built Heritage Assessment 

TWUL Thames Water Utilities Limited 

UAEL Unacceptable Adverse Effect Level 

UDP Unitary Development Plans 

UK United Kingdom 

UK BAP United Kingdom Biodiversity Action Plan 

UKPN UK Power Networks 

UNESCO United Nations Educational, Scientific and Cultural Organization 

UST Underground Storage Tank 

UXO Unexploded Ordnance 

v Volume 

VDV Vibration Dose Value 

VOA Valuation Office Agency 

VRF Variable Refrigerant Flow 
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VSC Vertical Sky Component 

VDV Vibration Dose Value 

WAC Waste Acceptance Criteria 

WCA Wildlife and Countryside Act 1981 

WFD Water Framework Directive 

WHO World Health Organization 

WHS World Heritage Site 

WSI Written Scheme of Investigation 

 


