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Executive Summary 

This study assesses the future demand and need for different types of employment 
land in the borough up to the end of the plan period 2035, and considers how much 
more land is needed, and where this should best be located to accommodate the 
demand.  

 
The study provides the evidence base to support and underpin the employment 
policies and some of the designations and site allocations in the borough. 

 
The review of planning policy highlights that the borough’s plans and policies should 
actively and positively support economic growth, including by doing all it can to meet 
the demand for employment land.  To plan for change in employment land and 
floorspace (new sites and potentially planned release) the Council needs to work co-
operatively with neighbouring authorities, especially its partners in the functional 
economic area (FEA) and other stakeholders including business interests. 

 
Often ELNAs include a lot of background information about the borough’s economy 
and existing employment sites but given that the Council has recently published 
documents about up-to-date containing this information there is no need to repeat 
this information.  Together the documents will all form part of the evidence base to 
support the new Local Plan.  This study brings together information from a number of 
existing recent pieces of research: 

 Functional Economic Area (FEA) Analysis 

 Economic Strategy 2017-2022 (2017) 

 Local Economic Assessment (2016) 

The Functional Economic Area (FEA) Analysis seeks to determine the functional 
economic area which Spelthorne lies within and forms part of the evidence to support 
the Spelthorne Local Plan.  The FEA will also be used as the basis for further 
employment needs evidence on demand and supply over a wider geographical area 
and identify which authorities the Council will need to engage with under the Duty to 
Cooperate and new statements of common ground on economic development.    

Key findings 

Based on the forecasts for Spelthorne borough, provided by Oxford Economics and 
Cambridge Econometrics, a calculation of the amount of floorspace for the plan 
period has been completed which will meet the need of the additional employees.  
Table one below shows that over the plan period we anticipate that just over 
15,000sq m of B1 Office and Research & Development will be required, just under 
14,000sq m of B8 Warehousing and Storage will be required however it is anticipated 
that just under 21,000sq m of B2 industrial floorspace will no longer be required.  
However, due to the locations and nature of the floorspace it is unlikely all of the 
former B2 floorspace could be used for B1 and B8. 
 
  



Spelthorne Employment Land Needs Assessment (ELNA) 2018    3 

Table 1:  Forecast change in floorspace 2017-2035 

Use Class 
Required change in 

floorspace 2017-2035 
(sq m) 

B1 15,270 

B2 -20,826 

B8 (general) 13,720 

Total B Class 8,164 

 
The Oxford and Cambridge forecast are “policy off” and do not take into account 
either local planning policy or significant changes which may occur.  At time of 
writing, it is not known if Heathrow will be significantly expanded to add an additional 
runway.  If this does happen, it is likely that land in Spelthorne will be required for 
airport related development.  Land may be required during both the initial 
constructions phase, then for operations.  It is also likely to cause demand from 
businesses who support Heathrow.  The forecasts have been used to provide an 
estimate of the additional amount of employment forecast required by “Spelthorne”.  
The ELA will be updated when required, for example if the Heathrow development 
consent order (DCO) is granted. 
 
The Government has published a draft Airports National Policy Statement (NPS), 
with the intention that the final Airports NPS would be designated by Parliament in 
mid-2018.  The draft Airports NPS sets out the Government’s policy on the need for 
new airport capacity in the South East of England.  Once designated, the NPS will 
provide the principal planning policy to be applied in determining Heathrow’s 
application for a third runway.   
 
Between January and March 2018 Heathrow ran two consultations on the airport 
future, airport expansion and airspace design principles.  In addition to a new runway 
and terminal infrastructure, airport expansion will need to use nearby land for 
construction and make changes to the local road network, the M25 and local rivers.  
Heathrow have identified options for how they could deliver an expanded airport.  All 
of the information is still available on the consultation website 
www.heathrowconsultation.com   
 
Heathrow state that they expect to run a second consultation on physical changes to 
the airport in 2019, prior to submitting the development consent order (DCO) 
application (for planning consent). 
 
 
  

http://www.heathrowconsultation.com/
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 Introduction 

Scope of ELNA 

 This report considers all commercial and industrial uses falling into use 
classes B1 (a, b and c), B2 and B8 of the Use Classes Order 1987 (as 
amended).  It does not consider the need for land/buildings used for health, 
education, retail or leisure purposes, and also excludes offices provided 
mainly to visiting members of the public that fall into the A2:  Financial and 
Professional Services use class.  

 

Table 2:  B Use Classes 

Use Class Description 

B1: Business  

B1a Offices (other than those that fall within A2: Financial and 
Professional Services)  

B1b Research and development of products and processes 

B1c Light industrial – for industrial processed (compatible with 
residential areas) 

B2: General 
Industrial 

Use for industrial processes other than one falling within 
class B1 

B8: Storage or 
distribution 

Includes warehouses and open-air storage 

 

Economy and Employment Land Study 2006  

 An Economy and Employment Land Study was published in 2006 to support 
the Core Strategy and Policies DPD, adopted in 2009.  The forecasts were 
updated in April 2007 extending the forecasting period to 2026.  This ELNA 
updates the 2006 and 2007 studies. 

Economic Strategy and Local Economic Assessment 

 In 2013 the Council produced the first economic strategy for the borough for 
the period 2013 - 2016; this has been evaluated and the achievements have 
been captured in the new Economic Strategy for 2017 - 2022.  The 2016 
Local Economic Assessment.  

 The purpose of the Local Economic Assessment (LEA) was to set out a 
‘picture’ of what the economy of Spelthorne is like.  It does this by presenting 
a wide range of economic information from which the main characteristics of 
the borough can be understood. 

Policy context 

 The government’s planning polices for England are set out in the National 
Planning Policy Framework (NPPF), which was published in 2012.  This 
states that Spelthorne’s plans and policies should actively and positively 
support economic growth, by doing all it can to meet the demand for 
employment land.  To plan for change in employment land and floorspace 
(new sites and potentially planned release) the Council should work co-
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operatively with neighbouring authorities, especially its partners in the 
functional economic area (FEA) and other stakeholders including business 
interests. 

 The draft revised NPPF was published for consultation on 5 March 2018.  It 
incorporates policy proposals previously consulted on in the Housing White 
Paper and the Planning for the right homes in the right places consultation.  
The 2017 Budget included additional proposals to change planning policy and 
legislation to bring forward more land in the right places.  

 The NPPF (2012), which is supported by Planning Policy Guidance (PPG) 
states that the economic role of the planning system is one of the three 
dimensions to sustainable development: 

7. “contributing to building a strong, responsive and competitive economy, by 
ensuring that sufficient land of the right type is available in the right places 
and at the right time to support growth and innovation; and by identifying 
and coordinating development requirements, including the provision of 
infrastructure”. 

The text remains almost unchanged but is now paragraph 8a of the 2018 
consultation draft. 

 Paragraphs 18 to 22 of the NPPF (2012) set out more detail the role of the 
planning system and expectations for Local Plans: 

 
18.  The Government is committed to securing economic growth in order to 

create jobs and prosperity, building on the country’s inherent 
strengths, and to meeting the twin challenges of global competition 
and of a low carbon future. 

 
19.  The Government is committed to ensuring that the planning system 

does everything it can to support sustainable economic growth. 
Planning should operate to encourage and not act as an impediment 
to sustainable growth. Therefore significant weight should be placed 
on the need to support economic growth through the planning system. 

 
20.  To help achieve economic growth, local planning authorities should 

plan proactively to meet the development needs of business and 
support an economy fit for the 21st century. 

 
21. Investment in business should not be over-burdened by the combined 

requirements of planning policy expectations. Planning policies should 
recognise and seek to address potential barriers to investment, 
including a poor environment or any lack of infrastructure, services or 
housing. In drawing up Local Plans, local planning authorities should: 

 set out a clear economic vision and strategy for their area which 
positively and proactively encourages sustainable economic 
growth; 

 set criteria, or identify strategic sites, for local and inward 
investment to match the strategy and to meet anticipated needs 
over the plan period; 

 support existing business sectors, taking account of whether 
they are expanding or contracting and, where possible, identify 
and plan for new or emerging sectors likely to locate in their 
area. Policies should be flexible enough to accommodate needs 

https://www.gov.uk/government/consultations/fixing-our-broken-housing-market-consultation
https://www.gov.uk/government/consultations/fixing-our-broken-housing-market-consultation
https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals
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not anticipated in the plan and to allow a rapid response to 
changes in economic circumstances; 

 plan positively for the location, promotion and expansion of 
clusters or networks of knowledge driven, creative or high 
technology industries; 

 identify priority areas for economic regeneration, infrastructure 
provision and environmental enhancement; and  

 facilitate flexible working practices such as the integration of 
residential and commercial uses within the same unit. 

 
22.  Planning policies should avoid the long term protection of sites 

allocated for employment use where there is no reasonable prospect 
of a site being used for that purpose. Land allocations should be 
regularly reviewed. Where there is no reasonable prospect of a site 
being used for the allocated employment use, applications for 
alternative uses of land or buildings should be treated on their merits 
having regard to market signals and the relative need for different land 
uses to support sustainable local communities. 

 In the new consultation draft NPPF the paragraphs on “Building a strong, 
competitive economy” have been moved to para 82 and 83.  These state: 

 
82.  Planning policies and decisions should help create the conditions in 

which 
businesses can invest, expand and adapt. Significant weight should be 
placed on the need to support economic growth and productivity, 
taking into account both local business needs and wider opportunities 
for development. The approach taken should allow each area to build 
on its strengths, counter any weaknesses and address the challenges 
of the future. This is particularly important where Britain can be a 
global leader in driving innovation31, and in areas with high levels of 
productivity, which should be able to capitalise on their performance 
and potential. 

 
83. Planning policies should: 

a) set out a clear economic vision and strategy which positively and 
proactively encourages sustainable economic growth, having regard to 
Local Industrial Strategies and other local policies for economic 
development and regeneration; 

 
b) set criteria, or identify strategic sites, for local and inward 
investment to match the strategy and to meet anticipated needs over 
the plan period (including making provision for clusters or networks of 
knowledge driven, creative or high technology industries); 

 
c) seek to address potential barriers to investment, such as 
inadequate 
infrastructure, services or housing, or a poor environment; and 

 
d) be flexible enough to accommodate needs not anticipated in the 
plan, allow for new and flexible working practices (such as live-work 
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accommodation), and to enable a rapid response to changes in 
economic circumstances1. 

 Economic and market overview 

 Economic growth figures for the ONS published in December 2017 show that 
Surrey’s economy is now worth over £40 billion (2016).  In 2015 Surrey’s 
Gross Value Added (GVA) was £39,184 million, so has seen an increase of 
2.29% to £40,085 million.  Surrey’s economy remains large relative to 
economic comparators and is larger than Manchester (£17,896 million) and 
Liverpool (£11,160 million) combined.   

 The ONS split Surrey into East and West with Spelthorne falling into West2.  
West Surrey GVA 2016) £27,973 million, a 3.0% increase on the previous 
year, compared to East increase of just 0.8%.  

 Overall the South East showed an overall increase of 2.5%.  The largest GVA 
increases in the South East were Milton Keynes (8.0%), Mid-Kent (5.0%), 
Portsmouth (3.3%) and Oxfordshire (3.3%).   

Functional Economic Area (FEA) 

 There is no formal definition of a Functional Economic Area (FEA) and no 
definitive map of the geographies of FEAs.  The Spelthorne FEA was decided 
by considering and analysing five key themes: the housing market area, the 
functional commercial property market area, the functional labour market 
area, industrial clustering, and retail and service sector geographies.  A 
summary of the key findings of the study are summarised by topic below.  

The Spelthorne Economy 

 Spelthorne is a relatively small borough, with a relatively dense population 
and is also home to more business space per hectare than any other Surrey 
District.  Industrial and warehousing uses represent a large proportion of this 
floorspace, largely due to the influence of Heathrow Airport to the north of the 
Borough.  79.4% of residents are in employment in Spelthorne, with the 
service sector being the largest employer.  Spelthorne performs particularly 
well in terms of gross weekly pay, with gross earnings at £658 per week, 
which is above both the South East and England averages, however the total 
mean income for the borough (£33,800) is 27% lower than the Surrey 
average.  Furthermore, 35% of Spelthorne residents are qualified to degree 
level or equivalent however this is the lowest percentage of all Surrey 
authorities.  Despite the need for an improvement in educational attainment, 
Spelthorne has a relatively strong economy.  

  

                                                
31 The Government’s Industrial Strategy sets out a vision to drive productivity improvements across the UK, identifies 
a number of Grand Challenges facing all nations, and sets out a delivery programme to make the UK a leader in four 
of these: artificial intelligence and big data; clean growth; future mobility; and catering for an ageing society. HM 
Government (2017) Industrial Strategy: Building a Britain fit for the future 
2 NUTS 3 Areas (Nomenclature of Territorial Units for Statistics) 
East Surrey includes: Epsom and Ewell, Mole Valley, Reigate and Banstead, Tandridge 
West Surrey includes: Elmbridge, Guildford, Runnymede, Spelthorne, Surrey Heath, Waverley, Woking. 
Source (Surreyi: 
https://www.surreyi.gov.uk/ViewPage.aspx?c=dbdatasetinformation&did=901&v=4728&cookieCheck=true&JScript=1
) 

 

https://www.surreyi.gov.uk/ViewPage.aspx?c=dbdatasetinformation&did=901&v=4728&cookieCheck=true&JScript=1
https://www.surreyi.gov.uk/ViewPage.aspx?c=dbdatasetinformation&did=901&v=4728&cookieCheck=true&JScript=1
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Housing Market Area  

 The joint SHMA undertaken on behalf of Spelthorne and Runnymede places 
Spelthorne, along with Runnymede, in a North West Surrey Housing Market 
Area.  Overlapping links with other neighbouring local authorities have also 
been identified such as to Elmbridge, Woking and Hounslow.  Further links 
are likely to exist to authorities in other neighbouring HMAs although are likely 
to be less of an influence on the Spelthorne/Runnymede HMA.  

Commercial Property Market Area 

 Evidence suggests that Spelthorne is part of a wider Property Market Area 
(PMA); however the CBRE South East Regional Property Market Study and 
the Enterprise M3 LEP Commercial Property Market Study place the borough 
in slightly different PMAs.  The CBRE study places Spelthorne into property 
market 5, which covers Heathrow, Slough and High Wycombe.  Contrastingly 
the LEP Upper M3 PMA encompasses the local authorities of Spelthorne, 
Runnymede and Elmbridge and therefore presents a more locally contained 
PMA.  Commercial rents and yields are fairly similar across a consistent area 
which partly corresponds to the different PMAs identified.  Nonetheless, there 
is a clear sub-regional market for employment floorspace in the area 
surrounding Heathrow Airport.  The strongest links would appear to be with 
Elmbridge, Hillingdon, Hounslow, Runnymede, Slough and Windsor & 
Maidenhead.  

Labour Market Area 

 Spelthorne is located within the Slough and Heathrow Travel to Work Area, 
which also includes Slough, Hillingdon, South Bucks, Richmond, as well as 
the majority of Runnymede, Hounslow, and Windsor & Maidenhead.  The 
Joint Spelthorne and Runnymede SHMA found the strongest commuting links 
between Spelthorne and Runnymede, as well as Hillingdon and Hounslow. 
Flows towards the London Boroughs appear to be stronger than those to the 
rest of Surrey with the exception of Runnymede, although other substantial 
links exist with Elmbridge, Slough, the London Borough of Richmond and to a 
lesser degree Windsor & Maidenhead. 

Industry Clusters 

 The South East region has a high concentration of industry clusters especially 
within the South Buckinghamshire, Thames Valley, Blackwater Valley and 
Surrey areas.  Spelthorne performs relatively well and is within the KPMG top 
25 Tech Quotient rankings along with a number of other authorities from 
Surrey, the Thames Valley and South West London which is also home to a 
cluster of ICT/Digital Technology sectors.  Clusters are also located in the 
EM3 LEP upper M3 area with respect to ‘Advanced Engineering & Marine’ 
sectors. 

Retail and Service Sector Geographies 

 Staines-upon-Thames is classified as a secondary regional retail centre and 
performs a strong comparison goods role in the wider sub-region with a 
catchment that extends into Runnymede, Elmbridge, Windsor & Maidenhead 
and the London Borough of Hounslow.  However, Staines-upon-Thames does 
experience some expenditure leakage to Kingston-upon-Thames. 
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Furthermore, analysis of retail studies in the surrounding local authorities 
found links from Runnymede, Elmbridge, Hillingdon and Hounslow to parts of 
Spelthorne, namely Staines-upon-Thames. 

Conclusion on the Functional Economic Area for the borough of Spelthorne  

 Based on the various thematic Functional Economic Area assessments for 
Spelthorne, it is considered that Spelthorne shares its strongest links with 
Runnymede, Elmbridge and the London Boroughs of Hillingdon & Hounslow 
and together these authorities sit within a Heathrow focussed FEA.  It should 
however be acknowledged that other identified FEAs will overlap and areas 
such Slough and Windsor & Maidenhead will need to be engaged in the 
process.  Spelthorne also works with local authorities across the whole of the 
County of Surrey as well as those authorities within the Enterprise M3 LEP 
area.  Figure 1 provides a visual illustration of the functional links held 
between Spelthorne and its surrounding authorities and also the strength of 
those ties.  As such, Spelthorne holds its strongest links with the Surrey 
authorities of Runnymede and Elmbridge and also the London Boroughs of 
Hillingdon and Hounslow.  It must however be noted that these functional 
connections are not evenly distributed throughout the surrounding Local 
Authorities and are most prevalent in those areas which are immediately 
adjacent to Spelthorne, such as Heathrow Airport, the Colnbrook and Poyle 
trading estates and the surrounding local centres.  

 

Figure 1:  Functional Economic Area that Spelthorne is located within  
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Property market profile 

Evidence of Market Rental Values & Yields: Office 

 Research by Colliers indicates that office prime rents in the south M25 area 
average around £28.58 per sq. ft., less than the Thames Valley at £31.86 but 
higher than the North M25 area at £18.663.  Prime rents for offices in Staines-

upon-Thames are shown as £34.50 per sq. ft. in Q3 20164, which is better 

than the South of M25 area average and comparable with Reading (£33) 
Guildford (£31.50), Heathrow (Stockley (£33)), Uxbridge (£32) and Windsor 
(£32.50). Rents in Maidenhead are slightly higher at £37.50.  

 Colliers snapshots from Q4 20145 and Q2 20156 also show investments with 

similar net initial yield values in Staines-upon-Thames, Heathrow (Stockley), 
Bedfont Lakes, Walton-on-Thames and Weybridge ranging from 5.2% to 
5.9%.  Other investment areas with low net initial yield values were Bracknell, 
High Wycombe, Woking, and Maidenhead ranging from 6% to 6.7%. 

 Lambert Smith Hampton’s Thames Valley Office Market Report 20177 also 

highlights prime rents for offices in and around the Thames Valley.  It 
highlights that prime headline rents in Staines-upon-Thames are around 
£34.50 per sq. ft (up from £31 in 2015), which is similar to Uxbridge (£35.50), 
Heathrow (£33.50) and Guildford (£33.50), with prime yields between 5% and 
5.5% in Staines-upon-Thames, Guildford, Heathrow, Maidenhead, Slough 
and Uxbridge. 

 The Office Market Report 2017 goes on to detail that rents are being driven 
up due to falling supply, particularly in Staines town centre.  Service Now took 
its lease at Strata at £34 per sq ft, and Mallinckrodt Pharmaceutical took 
accommodation at 3 Lotus Park at £34.50 per sq ft.  Grade B rents are also 
increasing, with Mallard Court under offer (at time of writing) at £30 per sq ft 
and Magna House at £32per sq ft.   

 Just over the border in Egham (Runnymede Borough), Runnymede Council, 
purchased Hitachi House, located just off the Causeway, paying £10.1 million, 
which reflected a net initial yield of 5.05%.  The property press reports bidding 
for this building was very competitive. 

 Cushman Wakefield’s Thames Valley Office Snapshot Q2 20158 also shows a 

similar pattern of prime rents and yields with rents in Staines-upon-Thames, 
Guildford and Heathrow ranging from £30-£32 per sq. ft. and yields in 
Staines-upon-Thames, Guildford, Heathrow, Maidenhead and Slough 
between 5%-6%. 

                                                
3 UK Research and Forecast Report: South East Offices Q3 2015, Colliers. Available at: http://www.colliers.com/en-
gb/uk/insights/research-the-market   
4 UK Research and Forecast Report: South East Offices Q3 2016, Colliers. Available at: http://www.colliers.com/en-
gb/uk/insights/research-the-market  
5 UK Research and Forecast Report: South East Offices Q4 2014, Colliers. Available at: http://www.colliers.com/en-
gb/uk/insights/research-the-market  
6 UK Research and Forecast Report: South East Offices Q2 2015, Colliers. Available at: http://www.colliers.com/en-
gb/uk/insights/research-the-market  
7 Thames Valley Office Market Report (2017) Lambert Smith Hampton. Available at: 
http://www.lsh.co.uk/commercial-property-news/2017/july/thames-valley-office-market-report-2017 
8 Thames Valley Office Snapshot Q2 (2015) Cushman Wakefield. Available at: 
http://www.cushmanwakefield.co.uk/en-gb/research-and-insight/2015/thames-valley-office-market-summary-report---
q2-2015/  

http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.colliers.com/en-gb/uk/insights/research-the-market
http://www.lsh.co.uk/commercial-property-news/2017/july/thames-valley-office-market-report-2017
http://www.cushmanwakefield.co.uk/en-gb/research-and-insight/2015/thames-valley-office-market-summary-report---q2-2015/
http://www.cushmanwakefield.co.uk/en-gb/research-and-insight/2015/thames-valley-office-market-summary-report---q2-2015/
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Figure 2:  Office Prime Rents & Yields 

 

 Source: Thames Valley Office Market Report (2017) Lambert Smith Hampton 

 

Table 3:  Office Prime Rents & Yields 

Location Rent (£ per sq ft) Prime Yield (%) Available 
Stock (sq ft) 

Bracknell £23 5.5% 0.7m 

Guildford £33.50 5% 0.3m 

Heathrow £33.50 5.25% 0.9m 

Maidenhead £38 5% 0.6m 

Reading £36.50 5.25% 1.9m 

Slough £28 5.25% 1.1m 

Staines-upon-Thames £34.50 5% 0.3m 

Uxbridge £35.50 5.25% 0.9m 

  Source: Thames Valley Office Market Report (2017) Lambert Smith Hampton 

Evidence of Market Rental Values & Yields: Industrial 

 For industrial space, Cushman Wakefield9 identifies rents at £13.50 per sq. ft. 
at Heathrow with prime yields at 4.25%.  Although completed in 2013 a Jones 
Lang Lasalle report10 identifies prime industrial rents at £12.50-£13 per sq. ft. 
for Heathrow, £12 for Slough and around £11 for Staines-upon-Thames, 

                                                
9 UK Industrial Snapshot Q3 (2015) Cushman Wakefield. Available at: http://www.cushmanwakefield.co.uk/en-
gb/research-and-insight/uk/united-kingdom-industrial-snapshot/  
10 The Western Corridor Industrial and Warehouse Market Report (2013) Jones Lang Lasalle. Available at 
http://property.joneslanglasalle.co.uk/~/media/Commercial_Search/Research/Publications/OnPoint_Western%20Corr
idor_Industral%202013.ashx?la=en-GB    

http://www.cushmanwakefield.co.uk/en-gb/research-and-insight/uk/united-kingdom-industrial-snapshot/
http://www.cushmanwakefield.co.uk/en-gb/research-and-insight/uk/united-kingdom-industrial-snapshot/
http://property.joneslanglasalle.co.uk/~/media/Commercial_Search/Research/Publications/OnPoint_Western%20Corridor_Industral%202013.ashx?la=en-GB
http://property.joneslanglasalle.co.uk/~/media/Commercial_Search/Research/Publications/OnPoint_Western%20Corridor_Industral%202013.ashx?la=en-GB
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Hounslow and Uxbridge with prime yields in the West London area in the 
region of 5.5% and in the Thames Valley 5.75%-6%. 

 Colliers have an interactive Industrial & Logistics Rents Map11 on their 

website which has also been used to compare prime industrial rental values. 

 As such, office and industrial prime rents and yields appear to be relatively 
similar over a consistent area in and around Heathrow which partly 
corresponds to the Heathrow-Slough-High Wycombe PMA identified by 
CBRE but also partly with the Surrey-South West London PMA and upper 
EM3 area.  Tables 3 and 4 show all locations for comparison. 

Table 4:  Industrial Prime Rents & Yields 

Location Rent (£ per sq ft) Yield (%) 

Bracknell £8.50 - £9.0 5.75%-6% 

Guildford £11 - 

Heathrow £12.50 - £13.50 4.25% 

High Wycombe £10 - 

Hounslow £11.50 5.5% 

Maidenhead £10 - £10.75 5.75-6% 

Slough £11.50 - £12 5.75%-6% 

Staines-upon-Thames £11 5.5% 

Uxbridge £11 5.5% 

Weybridge £11.50 - 

Woking £10 - 

 

Demand 

 Take up of industrial space in Staines fell 27% from 19,500 sqm in 2015 to 
14,000 sqm in 2016; however it remained above the 10-year average of 
13,200 sqm.  Grade A take-up has increased steadily year-on-year, from 
3,600 sqm in 2013 to 11,800 sqm in 2016, providing 83% of the total.  This is 
the result of a wave of three years of development of new grade A buildings 
including Flow, 5 Pine Trees, 3 Lotus Park and Strata.  Many occupiers are 
choosing grade A space over B as there is a relatively small difference in 
cost.  This was shown in a recent transaction of the year, Service Now’s 
letting of 5,400 sqm at Strata was on a 10-year lease with a 24-month rent 
free period at £34 per sq ft.  Other significant lettings were Enterprise Cars’ 
3,090 sqm lease at 203 London Road and Mallinckrodt Pharmaceutical’s 
1,900 sqm lease at 3 Lotus Park.  

 Property press have reported that 2017 has started quietly, with only 1,200 
sqm of grade B space let in the first quarter.  With a 50/50 split of transactions 
generated from within the region and by inward investment and a talented 
labour pool in Staines’ key sectors (software and pharmaceutical), Staines 
has a stable potential pipeline of demand.  However, it is competing with 
neighbouring Heathrow, Uxbridge and Slough for 10,000 sq ft + (1,000 sqm+) 
occupiers, which all have arguably better transport links to London. 

 

                                                
11 Colliers Industrial Rents Map. Available at: http://www.colliers.com/en-gb/uk/insights/industrial-rents-map  

http://www.colliers.com/en-gb/uk/insights/industrial-rents-map
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Supply 

 As space built in 2013 has been let, Staines supply has fallen by over 50% to 
32,000 sqm at the end of Q1 2017.  During this time, the availability rate has 
fallen from 21% to 11%, which is still the average (mode) for the Thames 
Valley as a whole.  Town centre grade A availability consists of space at 5 
Pine Trees – 5,033 sqm, Strata – 2,880 sqm and 3 Lotus Park – 4,535 sqm.  
Out of town space is available at Hawthorn House – 3,700 sqm and 203 
London Road – 1,300 sqm.  Grade B space is only available in small suites in 
the town centre.  

Table 5:  Staines-upon-Thames – Office Market Key Facts 2017 

12 month take-up vs 10-year average 8% 

Years of supply 2.4 

Grade A share of supply 47% 

Q2 2017 prime headline rent (per sq ft) £34.50 

Prime yield 5.00% 

Source: Thames Valley Office Market Report (2017) Lambert Smith Hampton 

Development and refurbishment 

 Following the peak of construction seen in 2013/14, when a large number of 
schemes completed, there has been no further office development in Staines.  
Planning consent has been grated subject to legal agreement (16/01158) to 
develop almost 12,000sq m of office space at Staines Central (former 
Centrica site) with 253 residential units.  Work has started on the London 
Square site (Former Majestic House) (RM 16/01179) which has permission 
for almost 40,000sq m of mixed-use development comprising office, 
residential and classes C1, D2, A1, A2 and A3.  Thamesside House (former 
Bupa) has been vacant for a number of years.  The building is around 
3,250sq m, and could provide a refurbishment opportunity. 

Monitoring information 

 The Authority Monitoring Report 201712 published in November 2017 

considers the economy.  The local economy continues to reflect aspects of 
the national economy with very low levels of commercial development taking 
place.  Overall, however, commercial vacancy rates and unemployment 
figures suggest that the Spelthorne economy has remained relatively 
buoyant.  A number of major schemes, particularly in Staines town centre, 
remain in the pipeline with sites having been cleared ready for redevelopment 
when economic circumstances improve. 

 There has been some loss of commercial floorspace to non-commercial uses, 
and the effect of the Government’s changes to the permitted development 
regime has seen proposals for the conversion of a number of vacant office 

                                                
12 www.spelthorne.gov.uk/media/17479/Authority-Monitoring-Report-
2017/pdf/Annual_Monitoring_Report_2017.pdf 



Spelthorne Employment Land Needs Assessment (ELNA) 2018    14 

buildings to residential use in designated Employment Areas.  Staines 
remains the focus for retail development and there has been no significant 
increase in the vacancy rate of retail units across the borough. 

 Key Findings 

 Unemployment has fallen since last year to 0.7%13 in March 2017 

compared to 0.9% the previous March. 

 The low level of commercial completions noted last year has continued 
but the level of office vacancies has increased. 

Table 6:  Development activity (extract from Table 2 of AMR 2017) 

Commercial  2015/16 2016/17 
AMR Report 

reference 

Floorspace completed (net 
gain) 

B1 1,110 -16,994 Table 23 

 B2 0 -4,090 Table 23 

 B8 -1,084 -658 Table 23 

Commercial floorspace under 
construction (gross) 

B1 17,500 27,322 Table A2/3 

 B2 0 0 Table A2/3 

 B8 0 0 Table A2/3 

Commercial floorspace with 
planning permission (not 
started)(net gain) 

B1  23,420 Table A2/4 

 B2 404 1,186 Table A2/4 

 B8 -5,728 -2,517 Table A2/4 

Commercial floorspace 
awaiting completion of 
Section 106 Agreements  

B1   Table A2/4 

 B2   Table A2/4 

 B8   Table A2/4 

Available Commercial 
floorspace 

  
 

 

Offices  20,238m2 10,550 sqm Table A2/5 

Business Premises (B2-B8)  4,434m2 5,006 sqm Table A2/5 

 
 
  

                                                
13 The 0.9% unemployment refers to those claiming Job Seekers Allowance (JSA). 
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Table 7:  Completed floorspace (gross & net) developed by employment 
type – 1 April 2016 – 31 March 2017 (extract from Table 23 of AMR 2017) 

 
Gross floor 

space in sq m 
Losses in 

floor space in 
sq m 

Net gain in 
floor space in 

sq m 

Offices (B1a) 141 17,135 -16,994 

Research & Development (B1b) 0 0 0 

Light Industry (B1c) 0 0 0 

Industrial (B2) 480 4,570 -4,090 

Warehousing/storage (B8) 0 658 -658 

Mixed B1/B2/B8 0 0 0 

Source:  In house monitoring  

N.B.  Losses refer to any loss of floorspace arising during the monitoring year and does not 
necessarily relate to the loss on a site where completed development is recorded during the 
year.        

 

Table 8:  Commercial Availability by Sector – Annual Data 2006-2017 

Year 
Business Premises  

(sq m) 
(% rate) Offices (m2) (% rate) 

Apr 06 31,423 7.3 22,203 11.9 

Apr 07 19,440 5.7 25,273 10.4 

Apr 08 17,740 5.1 27,109 11.1 

Apr 09 22,202 6.3 23,687 9.7 

Apr 10 21,104 6.0 32,775 13.4 

Apr 11 37,244 10.6 27,183 11.1 

Apr 12 17,242 5.1 30,557 15.2 

Apr 13 31,778 8.2 30,970 15.4 

Apr 14 32,725 8.5 25,313 12.6 

Apr 15 11,229 2.9 28,136 14.0 

Apr 16 4,434 1.1 20,238 9.4 

Apr 17 5,006 1.3 10,550 5.4 

Source:  Spelthorne Borough Council – Guide to Available Commercial Premises (published 
annually). 
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 Forecasts 

 This section considers future economic growth needs in Spelthorne drawing 
upon two published forecast.  These forecasts are used to inform the analysis 
of the potential economic growth drivers within the borough, and the 
employment land and planning policy implications that flow from these growth 
scenarios. 

 The NPPF requires local authorities to “set out a clear economic vision and 
strategy for their area which positively and proactively encourages 
sustainable economic growth” [paragraph 21].  In evidence base terms, this 
should be underpinned by a “clear understanding of business needs within 
the economic markets operating in and across their area” [paragraph 160]. 

 There are three well-known companies who produce forecasts on future 
employment at a Local Authority level: Experian, Oxford Economics and 
Cambridge Econometrics.  There has been concern about the forecasts 
produced by Experian being unrealistic for Spelthorne borough and so the 
Strategic Housing Market Assessment (SHMA) used the forecasts from 
Oxford and Cambridge.  In order that the evidence base is consistent the 
same approach has been used for the ELNA. 

 Projections of employment growth in Spelthorne over the period to 2035 were 
obtained from the August and autumn 2017 releases from the two forecast 
houses, which take into account of recent regional and national 
macroeconomic trends to estimate future economic growth at the local 
authority level. 

 Both of the forecasts have been undertaken over 12 months after the EU 
Referendum so had fully taken into account the impacts of this (as far as is 
possible).  It is important to note that there are inherent limitations to the use 
of economic projections of this type, particularly in the context of changes to 
the economy.  National macroeconomic assumptions are taken as the starting 
point and then modelled down to the regional and local levels by reference to 
the existing economic profile and sectoral composition of an area.  Data at the 
local level is less comprehensive and reliable than at the national and 
regional level, which can affect how the modelling is calibrated.  Similarly, top-
down forecasts do not take account of specific factors at the local level that 
might influence job growth, for example the future of Heathrow.  However, 
forecasts are recognised by the PPG as an input to indicate the broad scale 
and direction of future economic growth within different sectors, which helps 
to assess the future land requirements of a local economy. 

 Population projections are just one of several inputs used to generate 
economic forecasts in terms of both future changes in working-age population 
(which directly impacts the demand for jobs) and total population (which 
creates demand for consumption uses).  The Experian RPS September 2015 
release uses Office for National Statistics (ONS) 2012-based sub-national 
population projections to forecast changes in the population profile.  It is 
important to note that population projections are frequently revised, as are 
assumptions around future working-age population, economic activity levels, 
and national changes to the pension age. 

 Oxford Economics split the employment forecasts into 96 sectors using 
standard SIC codes and Cambridge Econometrics split into 45 sectors.  
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Appendix one shows how these sectors have been allocated to the B class 
uses. 

Table 9:  Oxford Economics Employment Forecast for Spelthorne 
Borough 2017-2035 (Autumn 2017) 

Use Class Employment 
2017 

Employment 
2035 

Change in 
Employment 

2017-2035 

Change in 
Employment 
2017-2035 % 

B1 14,061 15,842 1,781 12.7% 

B2 3,185 2,642 -542 -17.0% 

B8 5,871 5,924 53 0.9% 

Total B 
Class 

23,116 24,409 1,292 5.6% 

Overall 
Total 
Employment 

47,296 50,412 3,116 6.6% 

 

 In order to calculate the additional employment floorspace that would be 
required over the plan period, the employment forecasts can be converted to 
future employment space needs assuming standard ratios of jobs to 
floorspace for different B class uses.  The Homes and Communities Agency 
(HCA) Employment Density Guide 2015 has been used as the most recent 
reliable source of information and states that one of its key uses is economic 
appraisals.  Employment density refers to the average floorspace (in m²) per 
full-time equivalent (FTE) member of staff.  It is used as a measure of 
intensity of building use and an indicator of how much space each person 
occupies within the workplace.  

 The following ratios have been applied to the employment forecasts: 

 Offices: 1 job per 12 sq m for general office space; 

 Industrial: 1 job per 36 sq m as an average for B1c and B2 uses; and 

 Warehousing: 1 job per 70 sq m for general warehousing. 

 

Table 10:  Oxford Economics Calculated Additional Employment 
Floorspace required (Autumn 2017) 

Use Class Density 
(sqm)14 

Change in 
employment 2017-

2035 

Required change in 
floorspace 2017-2035 

(sqm) 

B1 12 1,781 21,372 

B2 36 -542 -19,512 

B8 (general) 70 53 3,710 

Total B 
Class 

  5,570 

 
  

                                                
14 HCA Employment Density Guide 2015, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/484133/employment_density_guide_3rd_ed
ition.pdf 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/484133/employment_density_guide_3rd_edition.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/484133/employment_density_guide_3rd_edition.pdf
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Table 11:  Cambridge Econometrics Employment Forecast for 
Spelthorne Borough 2017-2035 (August 2017) 

Use Class Employment 
2017 

Employment 
2035 

Change in 
Employment 

2017-2035 

Change in 
Employment 
2017-2035 % 

B1 12,913 13,677 764 5.9% 

B2 2,761 2,146 -615 -22.3% 

B8 4,089 4,123 339 0.8% 

Total B 
Class 

19,763 19,945 182 0.9% 

Overall 
Total 
Employment 

42,998 44,956 1,958 4.6% 

 

Table 12:  Cambridge Econometrics Calculated Additional Employment 
Floorspace required  (August 2017) 

Use Class Density 
(sqm) 

Change in 
employment 
2017-2035 

Required change in 
floorspace 2017-2035 (sqm) 

B1 12 764 9,168 

B2 36 -615 -22,140 

B8 (general) 70 339 23,730 

Total B Class    10,758 

 

 In order that neither forecasts was given a favourable weighting, a simple 
mean average of the change in employment from each forecasts was 
calculated.  The resultant mean average required change in floorspace 2017-
2035 was calculated from this. 

 

Table 13:  Mean Average forecasts  

Use 
Class 

Oxford 
Economics 
Change in 

employment 
2017-2035 

Cambridge 
Econometrics 

Change in 
employment 
2017-2035 

Mean 
Average 

Change in 
employment 
2017-2035 

Density 
(sqm) 

Mean 
Average 
required 

change in 
floorspace 
2017-2035 

(sqm) 

B1 1,781 764 1,273 12 15,270 

B2 -542 -615 -579 36 -20,826 

B8 
general 

53 339 196 70 13,720 

Total B 
Class 

1,292 488 890   8,164 
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Key findings 

 Table 14 shows that over the plan period we anticipate that just over 15,000 
sq m of B1 Office and Research & Development will be required, just under 
14,000 sq m of B8 Warehousing and Storage will be required however it is 
anticipated that just under 21,000 sq m of B2 industrial floorspace will no 
longer be required.  However, due to the locations and nature of the 
floorspace it is unlikely all of the former B2 floorspace could be used for B1 
and B8. 

Table 14:  Forecast change in floorspace 2017-2035 

Use Class 
Required change 
in floorspace 
2017-2035 (sqm) 

B1 15,270 

B2 -20,826 

B8 (general) 13,720 

Total B Class 8,164 

 

Comparison to findings of Spelthorne Local Economic Assessment 2016 

 The Spelthorne Local Economic Assessment includes retail floorspace unlike 
the ELNA. 

 The total amount of business floorspace in the borough has changed by 
approximately 1% since 2013 and has decreased by 1.4% in the 10-year 
period from 2006.  However, greater fluctuations have occurred in the amount 
of floorspace in specific use categories.  This is illustrated in Figure 3 which 
shows the amount of industrial/warehouse, office and retail floorspace.  The 
decrease in industrial/warehousing floorspace around 2010 arises from some 
reclassification of uses by the Valuation Office and not any actual change in 
use.  
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Figure 3: Change in Business Floorspace by use - 2000 to 2016 

Source: Valuation Office 2012 base data/Spelthorne Borough Council development data  

 

 Other fluctuations in the amount of business floorspace arise from: 

 New developments providing less but more efficient space  

 Changes from one use to another  

 Time delay between demolition of a site and completion of new 
development 

 Permitted development rights for office to residential conversions  

 

 The final judgement as to the level of need for which Spelthorne should plan 
for in the future is not only quantitative, there will be qualitative factors that 
must be considered alongside the modelled scenarios in this section, which 
will influence the future employment space requirements that need to planned 
for by the Council. In addition, we will of course also need to take into account 
the future of Heathrow (see following chapter).    
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 Heathrow future 

 Heathrow Airport is located predominantly within the London Borough of 
Hillingdon but there are ten other Councils or local planning authorities (LPA) 
in close proximity to the airport.  A plan indicating the administrative 
boundaries surrounding Heathrow Airport is provided at Figure 4. 

Figure 4:  Administrative boundaries surrounding Heathrow Airport 

 
Source: HSPG 
 

 The Government has published a draft Airports National Policy Statement 
(NPS), with the intention that the final NPS would be designated by 
Parliament in mid-2018.    

 The Government consulted publicly on its draft Airports NPS in February 
2017 and held a 16 week consultation.  It opened a short period of further 
consultation between October and December 2017 to allow updated evidence 
to be considered.  The draft Airports NPS sets out the Government’s policy on 
the need for new airport capacity in the South East of England, its preferred 
location and scheme to deliver new capacity and the considerations that 
would be relevant to a future planning (known as development consent) 
application for that scheme. 

 Once designated, the NPS will provide the principal planning policy to be 
applied in determining Heathrow’s Development Consent Order (DCO) 
application.   

 Included at Annex B of the draft Airports National Policy Statement (NPS) is 
an illustrative scheme layout of an expanded Heathrow Airport (Figure 5).  
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The document makes it very clear that this is an illustration of a potential 
future masterplan and will evolve through the planning process. 

Figure 5:  Illustrative scheme layout of an expanded Heathrow Airport  

 
Source: Annex B of draft NPS 

 

 The NPS is a draft document that is likely to be amended after consultation, 
setting out some key principles for Heathrow’s masterplan.  These include:  

 there is a clear need for a new runway at Heathrow to ensure that the 
UK can maintain and increase its connectivity with the rest of the world; 

 a new runway to the north-west of Heathrow is expected to be at least 
3,500m15 in length and capable of delivering additional passenger 

capacity of at least 260,000 air transport movements per annum 
(ATMs), taking the capacity of Heathrow to at least 740,000 ATMs; 

 the scheme is expected to include associated infrastructure and surface 
access facilities, including changes to the M25, local road diversions 
and transport infrastructure necessary to support the increased number 
of people who will need to access the expanded airport and to achieve 
a public transport mode share of at least 50% by 2030 and 55% by 
2040; and 

 an application should identify existing and proposed land uses near the 
expanded airport, including any effects of replacing existing 
development or uses. 

                                                
15 An option of a shorter runway has been included in the consultation. 
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The London Plan 2017 consultation 

 On 1 December 2017 the Mayor of London published the draft London Plan 
for a thirteen week period of public consultation.  The consultation draft seeks 
to increase housing delivery from around 20,000 to around 66,000 per year.  
As with the London Plan 2016 Heathrow is identified as an Opportunity Area 
(OA) however in the new London Plan it is part of the Heathrow/Elizabeth 
Line West OA.  OAs are defined as “the capital’s most significant locations 
with development capacity to accommodate new housing, commercial 
development and infrastructure (of all types), linked to existing or potential 
improvements in public transport connectivity and capacity. Opportunity Areas 
typically contain capacity for at least 5,000 net additional jobs or 2,500 net 
additional homes or a combination of the two”.  The Heathrow OA is identified 
as having the potential to deliver around 11,000 jobs and 13,000 new homes 
(up from 9,000 in the 2016 Plan).  

 Policy T8 Aviation, paragraph D states: 
 
“The Mayor will oppose the expansion of Heathrow Airport unless it can be 
shown that no additional noise or air quality harm would result, and that the 
benefits of future regulatory and technology improvements would be fairly 
shared with affected communities”. 

 This is a change in tone from policy 6.6 the 2016 Plan (Aviation) which stated 
the Mayor: 
“strongly opposes any further expansion at Heathrow involving an increase in 
the number of aircraft movements there, due to the adverse noise and air 
quality impacts already being experienced by residents and others in the 
vicinity of Heathrow and its environs”.  

Heathrow’s Emerging Land Use Strategy  

Heathrow Consultation 

 Between 17 January and 28 March 2018, Heathrow ran two consultations on 
the airport future: airport expansion and airspace design principles.  The latter 
will of course impact the borough however, the airport expansion, relating to 
the physical changes on the ground needed to build a new north-west runway 
and operate an expanded airport needs to be considered as part of the ELNA. 

 In addition to a new runway and terminal infrastructure, airport expansion will 
need to use nearby land for construction and make changes to the local road 
network, the M25 and local rivers.  Heathrow have identified options for how 
they could deliver an expanded airport.  All of the information is available on 
the consultation website www.heathrowconsultation.com   

 Heathrow state that they expect to run a second consultation on physical 
changes to the airport in 2019, prior to submitting the development consent 
order (DCO) application (for planning consent). 

 The consultation documents explain the expansion of Heathrow will increase 
demand for airport related development, such as hotels and commercial 
facilities, and generate considerable local employment.  Some of this demand 
can be accommodated within the existing airport boundary, but most will be 
outside and much of that may be brought forward by other parties.  The types 

http://www.heathrowconsultation.com/


Spelthorne Employment Land Needs Assessment (ELNA) 2018    24 

of employment generating development that we think will come forward 
includes: 

 Hotels – estimated 8,300 new hotel rooms (20 hotels) by 2040. 

 Offices – more demand for office space of a range of sizes from small 
local space to international scale corporate offices. 

 Industrial and warehousing – more demand for services directly related 
to the airport operation, such as airline catering and maintenance, 
cargo handling, freight forwarding, warehousing and logistics. 

Heathrow have been working to identify sites that might be suitable for airport 
related development. 

 “Airport Related Development” is a term that is used by Heathrow to describe 
a range of development which has a direct economic and operational link with 
the airport and is required to support the airport’s operation including hotels, 
general cargo facilities, flight catering, supply chain offices16.  In some cases 

this is provided within the operational boundary but often it is located outside 
but close to the airport.   

Figure 6:  Sites potentially suitable for airport development 

 
Source: Heathrow Airport Expansion Consultation Document January 201817 

 Heathrow commissioned Lichfields to undertake research in order to establish 
the current scale of existing Airport Related Development, which supports or 
is supported by the use of the airport, and forecast the requirement for 
additional Airport Related Development as a result of the expansion of the 

                                                
16 “Airport Related Development” has a different meaning in the Planning Act 2008 
17 https://www.heathrowconsultation.com/wp-content/uploads/2018/01/Expansion-Consultation-Document.pdf 
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airport18.  These uses are important to meet the aspiration for a global hub 

airport.  The types of Airport Related Development included in the Stage 1 
Lichfields report is set out in table 15.  Industry and Warehousing and Offices 
are the B Class uses included in the ELNA.  Hotels are a separate use class 
(C1) and are excluded from the ELNA. 
 

Table 15:  Airport Related Development Typologies 

Hotels Industry and 
Warehousing 

Offices 

Terminal-linked 
hotels 

Cargo handling – ETSF Airport supply-chain 
offices 

Bus-linked hotels Freight forwarding Small-scale offices 

More distant hotels Airline catering Large-scale international, 
corporate office  Maintenance (additional 

to MRO) 

 Other warehousing 
and logistics 

 Light and heavy 
industrial 

Source: Heathrow Expansion Consultation: Our Emerging Plans document Jan 201819 
 

Industry and warehousing 

 The research identified different categories of industrial and warehousing land 
within the core assessment area and divided them into two main groups 
based on their relationship with the airport. 

 Group 1: Industrial and Warehousing land directly related to the 
operation of the airport (passengers, cargo, and aircraft movements)  

 Group 2: Industrial and Warehousing less directly related to the 
operation of the airport 

 Group 1: uses are located largely off the airport but still directly related to the 
operation of the airport.  They directly relate to the cargo that is processed by 
the airport, and the scale of aircraft movements:  

 ETSF cargo handling  

 Freight forwarding; 

 Airline catering: and 

 Off-airport maintenance. 

 Group 2 are less directly related to the operation of the airport but for 
commercial reasons would prefer to be  located close to the airport:  

 Other airport-related warehousing and logistics; and 

 Light and heavy industrial.  

                                                
18 Heathrow Employment Land Forecasting Study – Stage 2 Report – Draft; Future State Assessment, Lichfields, 5 July 2017 (this 
report is currently draft and confidential) 
19 https://www.heathrowconsultation.com/wp-content/uploads/2018/01/2263-Heathrow-OEP-and-Appendix-FINAL-RGB-
200dpi.pdf 
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 In total, approximately 3.2million sq m of industry and warehousing has been 
identified within the core area, over half of which is thought to be directly 
related to the airport.  

 The research findings are summarised in table 16. 
 

Table 16:  Airport Related Development Floorspace  

Category Total 
Floorspace (sq 

m) 

Heathrow-
related 

Floorspace (sq 
m) 

ETSF (Cargo Handling)  512,224  512,224 

Freight Forwarding  389,341  389,341 

Catering  64,829 64,829 

Maintenance  101,023 101,023 

Other warehousing/logistics 1,797,868 441,404 

Light Industrial  153,291 25,339 

Heavy Industrial  166,902  23,723 

Total  3,185,478  1,557,883 
Source: Heathrow Expansion Consultation: Our Emerging Plans document Jan 201820 

Offices 

 The research also looked at offices and which of there were related to the 
airport.  Again they were divided into three categories:  

 Office space used to support supply chain operations: captures the 
office space used by firms or operations which sit within the airport’s 
supply chain, such as car hire businesses, travel companies, and 
airlines.  These offices are located close to Heathrow for ease of 
access to the airport.  These users could include back-office functions, 
headquarters, or customer service operations; for example, the Virgin 
offices at the World Business Centre.  All of this office space to be 
directly related to the airport;  

 Small-scale local demand: captures those office users which want 
proximity to the airport for their business purposes, but they do not 
provide services directly to support the running of the airport.  

 Large-scale international corporate demand. 

  

 Around 800,000 sq m of office space has been identified in the core area, 
around half of which is estimated to relate to Heathrow Airport.  The 
expanded airport will generate demand for additional office space – a 
combination of small-scale local office space, offices in the airport’s supply 
chain and international-scale corporate offices.  Estimates of demand for 
these types of office space are set out in table 17. 

 
  

                                                
20 https://www.heathrowconsultation.com/wp-content/uploads/2018/01/2263-Heathrow-OEP-and-Appendix-FINAL-RGB-
200dpi.pdf 
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Table 17:  Airport Related Development Floorspace  

Category Total 
Floorspace 

(sq m) 

Heathrow-
related 

Floorspace (sq 
m) 

New 
demand (sq 
m) to 2040 

Office space in uses 
concerned with the 
airport supply chain 

109,157 109,157 63,000 

Small scale local 
demand requiring 
proximity to the airport 

162,738 53,704 31,000 

Large scale international 
corporate users requiring 
proximity to the airport 

552,169 276,085 218,000 

Total 824,064 438,946  
Source: Heathrow Expansion Consultation: Our Emerging Plans document Jan 201821 

Demand summary 

 Table 18 summaries the anticipated airport-related land use demand to 2040 
set out in the Litchfield report.  The Industry and Warehousing is that directly 
related to the operation of the airport (passengers, cargo, and aircraft 
movements). 

 This is a gross total demand estimate for a wide range of airport employment 
related development, much of which will not arise until later in the period to 
2040 and some of which may not need to be located in immediate proximity 
to the airport (some could be up to 5 miles away).  The figures have not yet 
been broken down into which areas will meet this need.  It very much 
depends on land availability. 

 
  

                                                
21 https://www.heathrowconsultation.com/wp-content/uploads/2018/01/2263-Heathrow-OEP-and-Appendix-FINAL-
RGB-200dpi.pdf 
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Table 18:  Airport Related Development Floorspace Demand 

Category Current 
provision 

(sq m) 

Of which is 
likely to be 
displaced 

(sq m) 

New 
demand 
(sq m) 

2040 
(Current + 

new 
demand) 

(sq m) 

Airline Catering  c. 65,000 c. 16,000  c. 51,000  c. 116,000 

Maintenance  c. 102,000  c. 1,000  c. 27,000  c. 129,000 

Cargo Handling 
(ETSF) 

c. 512,000  c. 18,000  c. 534,000  c. 1,046,000 

Freight 
Forwarding  

c. 389,000  c. 6,000  c. 106,000  c. 495,000 

Light Industry  c. 25,000  c. 0  c. 25,000  c. 50,000 

Heavy Industry  c. 24,000  c. 0 24,000  c. 48,000 

Other Airport 
related 
Warehousing 
and Logistics 

c. 441,000 c. 68,000 c. 445,000 c. 886,000 

Office 
Supporting 
Airport Supply 
Chain 

c. 109,000 c. 46,000 c. 63,000 c. 172,000 

Small-scale 
Local Office 
Demand 

c. 54,000 c. 7,000 c. 31,000 c. 85,000 

Large-scale 
International 
Corporate 
Office Demand 

c. 276,000  c. 2,000  c. 218,000  c. 494,000 

Total c. 1,997,000 c. 164,000 c. 1,524,000 c. 3,521,000 
Source: Heathrow Expansion Consultation: Our Emerging Plans document Jan 201822 

 

 
  
 
  

                                                
22 https://www.heathrowconsultation.com/wp-content/uploads/2018/01/2263-Heathrow-OEP-and-Appendix-FINAL-
RGB-200dpi.pdf 
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Figure 7: Sites identified in Spelthorne borough 

 

 
 

 Parts or all of the following sites fall within Spelthorne borough.  They are 
proposed for the following uses in the consultation document but no 
information of the quantum of development for each site is set out.   

 
2) This site could be used as parking for trucks on their way to and from the 

airport’s cargo area, helping to reduce HGV parking and traffic on local 
roads.  

3) This site could include offices and/or warehouses.  Another option is to use 
it for treatment of water from the airfield.  It could also accommodate the 
relocated Immigration Removal Centre (through this is strongly objected to 
by the Council) and could be used on a temporary basis during 
construction.  

4) This site could be used as multi-storey parking which may include offices or 
hotels.  It could also be used on a temporary basis during the construction 
of the expanded airport.  

5) These sites could be used for warehouses to support Heathrow’s expanded 
cargo operation.  

6) This site could be used as reed beds for treating water from the airfield and 
is one of two locations being considered for a potential Waste Water 
Treatment Works. 

 More information about how and why Heathrow have identified these sites, 
and their overall proposed approach to airport supporting facilities and airport 
related development can be found in chapters 11-15 of the “Our Emerging 
Plans” document, and sections 13 and 15-17 of our “Scheme Development 
Report” which are available on the consultation website23.  The Council 
submitted a formal response to the consultation, which was agreed by 
Cabinet on 21 March 2018.  The full response can be found on the Council’s 
website24, however the specific part of the response to the Land Use 

                                                
23 https://www.heathrowconsultation.com/documents-resources 
24 http://democracy.spelthorne.gov.uk/ieListDocuments.aspx?CId=132&MId=1137&Ver=4 

https://www.heathrowconsultation.com/documents-resources
http://democracy.spelthorne.gov.uk/ieListDocuments.aspx?CId=132&MId=1137&Ver=4
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consultation is included for reference in appendix two along with additional 
maps identifying the sites referenced. 

Joint Evidence Base and Infrastructure Study (JEBIS) 

 The Joint Evidence Base and Infrastructure Study (JEBIS) is being prepared 
by the Heathrow Strategic Planning Group (HSPG), working with consultants 
and HAL.  It will provide a common understanding of demand and supply for 
employment and housing land and the requirements for infrastructure 
necessary for both airport expansion and wider planned growth.  This joint 
work will provide an understanding for the member organisations and other 
local authorities, LEPs and stakeholders.  The work is not intended to be 
spatial although the work on infrastructure requirements may identify broad 
spatial implications. 

 The study will cover Thames Valley Berkshire, Buckinghamshire Thames 
Valley and EM3 LEP areas and the Heathrow/Elizabeth Line area.  
Commencing in 2017/18 the study will provide forecasts through to at least 
2038 with several intermediate stages so cover the Local Plan period.   
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 Spelthorne Employment Areas 

 The borough’s Employment Areas are designated on the Proposals Map 
(2009).  They include the four main centres: Staines, Shepperton, Ashford 
and Sunbury Cross but also a number of business parks and industrial areas.  
The 2006 Economy and Employment Land Study assessed a number of sites 
for consideration as Employment Areas.  These have been reassessed for 
the ELNA. 

Table 19:  Employment areas in Spelthorne 

Potential 
Employment Area Comments 

Potential 
designation Conclusion 

Spelthorne Lane & 
Littleton Lane, 
Ashford 

This is a significant industrial 
estate, fairly well located with a 
good mix of units.  Occupiers 
include a printers, glaziers and 
car repairs and there is 
significant market demand for 
the units.   

  Recommended 
for retention in 
commercial use. 

Shepperton 
Business Park and 
south end of 
Govett Avenue, 
Shepperton 

Shepperton Business Park is a 
complex of fairly modern units 
built around 2002.  It is the 
main office and industrial area 
of Shepperton  and is popular 
and has few vacant units. 

  Recommended 
for retention in 
commercial use. 

Drake Avenue, 
Staines 

Due to the limited amount of 
small office and warehouse 
units around Staines centre 
there is strong demand for 
these units and the area is 
thriving. 
At the rear of the site is a 
builder’s yard which backs on 
to the railway line (SLAA site 
ST2/006).  It is recommended 
to give further consideration to 
expanding the employment 
site to include the builder’s 
year. 

  Recommended 
for retention in 
commercial use 
and potential to 
expand to 
include SLAA 
site ST2/006 - 
Builders yard, 
Gresham Road. 
 
However a prior 
approval 
notification has 
been received 
for Drake House 
which may be 
converted to 11 
residential units. 

London Road, 
Staines 

This is a significant 
commercial area that is well 
located, particularly for 
warehousing. It is between the 
centre of Staines and the A30 
and A308 and has good road 
access.  The large units are 
very popular. 

Potential 
Strategic 
Employment 
Site 

Recommended 
for retention in 
commercial use. 
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Potential 
Employment Area Comments 

Potential 
designation Conclusion 

Northumberland 
Close and Long 
Lane, Stanwell 

Northumberland Close is 
largely taken up by 'dnata city', 
19,000 sq m of three purpose-
built modern warehousing and 
office units  for cargo handling 
operations. The close 
proximity to Heathrow means 
the area is in demand now and 
is likely to remain so in the 
future. 
The Green Belt land to the 
east has been assessed as 
low value and further 
consideration should be given 
to if the employment land 
should be extended to include 
this in order to meet need.  If 
Heathrow is expanded it is 
likely this land may be required 
to meet the additional need for 
floorspace. 

  They are 
recommended 
for retention in 
commercial use. 

Hanworth Road 
and Country Way, 
Sunbury 

This is a significant 
commercial area and its loss 
would materially affect the 
overall supply of commercial 
premises in the Borough. It is 
well generally located and has 
little adverse impact. 

 
Recommended 
for retention in 
commercial use. 

Windmill Road, 
Sunbury 

This large and accessible 
commercial area offers a 
range of units to meet 
business needs. It is an 
important component of the 
Borough’s supply of 
commercial premises. It has 
potential to become one of the 
boroughs high tech, innovative 
commercial areas. 

Potential 
Strategic 
Employment 
Site 

Recommended 
for retention. 

BP The BP campus is the largest 
privately owned office park in 
the UK and is currently home 
to approximately 3,000 
employees. The site comprises 
11 office buildings which 
provide 58,000 sq m of 
accommodation, with 
surrounding land and car 
parks.  The south-west corner 
of the BP campus comprises a 
further 13,500 sq m of office 
space.  The Council purchased 
both parts of the BP campus 

Potential 
Strategic 
Employment 
Site 

Recommended 
for retention. 
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Potential 
Employment Area Comments 

Potential 
designation Conclusion 

2016 . BP remain on the site 
as tenants and are leasing the 
offices from the Council for a 
minimum period of 20 years.  

Shepperton 
Studios 

Shepperton Studios forms part 
of the Pinewood Studios 
Group and are recognised as a 
key component of UK industry.  
The studios are a major local 
employer, for whom various 
permissions have been 
granted for redevelopment of 
parts of the site to meet future 
needs.  Local media have 
reported the Studios have 
bought neighbouring land 
parcels and plan to expand but 
nothing has yet begun the 
planning process. 

Potential 
Strategic 
Employment 
Site 

Recommended 
for retention. 

Church Street, 
Staines 

This is a fairly modern 
warehousing development.  
Although it is accessed via a 
residential area, demand for 
these units is strong and they 
are sought-after.  The area is 
fully-let and thriving.  This area 
provides the only small 
industrial units in Staines town 
centre so meets a specific 
need. 
If high-speed fibre optic 
broadband were provided to 
are area it would have further 
potential to diversify. 

    

Renshaw Trading 
Estate, Millmead, 
Staines 

In the 2006 ELA Millmead was 
described as a traditional small 
industrial estate with some 
units in office use. Road 
access, off the High Street, is 
very poor. A number of units 
were lost in a significant fire in 
December 2014  and demand 
for the others has fallen.  

  Remaining 
employment use 
can be lost. 
Outline PP 
granted 4/4/18 
for up to 275 
residential units 
in 2 buildings 
(17/01365/OUT). 
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 Conclusion 

 This study assesses the future demand and need for different types of 
employment land in the borough in the plan period 2017-35, and considers 
how much more land is needed, and where this should best be located to 
accommodate the demand.  

 The study provides the evidence base to support and underpin the 
employment policies, designations and site allocations in the borough. 

 The review of planning policy highlights that the borough’s plans and policies 
should actively and positively support economic growth, including by doing all 
it can to meet the demand for employment land.  To plan for change in 
employment land and floorspace (new sites and potentially planned release) 
the Council should work co-operatively with neighbouring authorities, 
especially its partners in the functional economic area (FEA) and other 
stakeholders including business interests. 

 This study brings together key information from a number of existing recent 
pieces of research: 

 Functional Economic Area (FEA) Analysis 

 Economic Strategy 2017-2022 (2017) 

 Local Economic Assessment (2016) 
However, these documents should be read alongside the ELNA for a 
complete picture of the economy and employment in Spelthorne borough. 

Key findings 

 Based on the forecasts for Spelthorne borough, provided by Oxford 
Economics and Cambridge Econometrics, a calculation of the amount of 
floorspace for the plan period has been completed which will meet the need 
of the additional employees.  The table below shows that over the plan period 
we anticipate that just over 15,000 sq m of B1 Office and Research & 
Development will be required, just under 14,000 sq m of B8 Warehousing and 
Storage will be required however it is anticipated that just under 21,000 sq m 
of B2 industrial floorspace will no longer be required.  However, due to the 
locations and nature of the floorspace it is unlikely all of the former B2 
floorspace could be used for B1 and B8. 

 

Table 20:  Forecast change in floorspace 2017-2035 

Use Class 
Required change in 

floorspace 2017-2035 
(sqm) 

B1 15,270 

B2 -20,826 

B8 (general) 13,720 

Total B Class 8,164 

 

 The Oxford and Cambridge forecast are “policy off” and do not take into 
account either local planning policy or significant changes which may occur.  
At time of writing, it is not known if Heathrow will be significantly expanded to 
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add an additional runway.  If this does happen, it is likely that land in 
Spelthorne will be required for airport related development.  Land may be 
required during both the initial constructions phase, then for operations.  It is 
also likely to cause demand from businesses who support Heathrow.  The 
forecasts have been used to provide an estimate of the additional amount of 
employment forecast required by “Spelthorne”.  The ELNA will be updated 
when required, for example, if the Heathrow development consent order 
(DCO) were granted. 

 The final Airports NPS is likely to be designated by Parliament in mid-2018, 
which will confirm the Government’s policy on the need for new airport 
capacity in the South East of England.  Following this and analysis of the 
consultation responses from January to March 2018, Heathrow state that they 
expect to run a second consultation on physical changes to the airport in 
2019, prior to submitting the development consent order (DCO) application 
(for planning consent). 
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Appendices 

Appendix 1: Sector split 

  Share of jobs by use class 

Sector 
B1 
Offices 

B2 
Industrial 

B8 
Warehousing 

Agriculture, Forestry & Fishing  Non B Class 

Extraction & Mining  Non B Class 

Food, Drink & Tobacco (manufacture of) 0% 100% 0% 

Textiles & Clothing (manufacture of)  0% 100% 0% 

Wood & Paper (manufacture of)  0% 100% 0% 

Printing & Recorded Media (manufacture of) 0% 100% 0% 

Fuel Refining  0% 100% 0% 

Chemicals (manufacture of)  0% 100% 0% 

Pharmaceuticals (manufacture of)  0% 100% 0% 

Non-Metallic Products (manufacture of)  0% 100% 0% 

Metal Products (manufacture of)  0% 100% 0% 

Computer & Electronic Products (manufacture of) 0% 100% 0% 

Machinery & Equipment (manufacture of) 0% 100% 0% 

Transport Equipment (manufacture of)  0% 100% 0% 

Other Manufacturing  0% 100% 0% 

Utilities 0% 38% 0% 

Construction of Buildings  Non B Class 

Civil Engineering  Non B Class 

Specialised Construction Activities 0% 53% 0% 

Wholesale  0% 33% 67% 

Retail  Non B Class 

Land Transport, Storage & Post 0% 0% 68% 

Air & Water Transport  Non B Class 

Accommodation & Food Services  Non B Class 

Recreation  Non B Class 

Media Activities  100% 0% 0% 

Telecoms  100% 0% 0% 

Computing & Information Services  100% 0% 0% 

Finance  100% 0% 0% 

Insurance & Pensions  100% 0% 0% 

Real Estate  100% 0% 0% 

Professional Services  100% 0% 0% 

Administrative & Supportive Services  6% 0% 0% 

Other Private Services Non B Class 

Public Administration & Defence  10% 0% 0% 

Education  Non B Class 

Health  Non B Class 

Residential Care & Social Work  Non B Class 
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Appendix 2 
Heathrow - Land Use consultation response from Spelthorne Borough Council  
Reported to Cabinet on 21 March 2018 
Papers can be found online 
democracy.spelthorne.gov.uk/ieListDocuments.aspx?CId=132&MId=1137&Ver=4 
 

1. Overview  
 

1.1 In this response to the land use proposals within the consultation, we will provide 
comments on each of the sites located within the Borough of Spelthorne.  However, 
there are general comments we wish to make that cover the broader land use 
strategy and are not site-specific.  These general comments are covered in our main 
response to the consultation. 
 

2. Green Belt 
 

2.1 Much of the northern part of our Borough is located within the Green Belt and all of 
the sites assessed in Heathrow Airport Limited (HAL’s) land use strategy fall within 
this designation.  In November 2017, Spelthorne Council published a Green Belt 
Assessment (GBA), produced by consultants from Arup.  This is an important part of 
our evidence base as we progress towards the adoption of a new Local Plan for the 
Borough.  It assesses how well the Green Belt is performing against the purposes set 
out in national policy. It is disappointing that the individual site schedules produced 
for the land use consultation material do not include reference to the GBA and 
instead rely on HAL’s own assessments on the performance of certain sites.  It would 
be useful to understand the methodology HAL used in assessing Green Belt parcels 
against the five purposes and how that aligns or not with the methodology used by 
our consultants. 
 

2.2 The Green Belt is of vital importance to our Borough and provides a buffer not only to 
the sprawl of London but also to the airport itself.  Whilst residents already feel 
‘hemmed in’, this band of Green Belt currently provides a ‘degree’ of respite.  Some 
have been previously developed and have ongoing established uses that erode the 
amenity they offer beyond the five Green Belt purposes but many provide open, 
accessible land welcomed by residents, with valuable biodiversity and nature 
conservation habitats.  

 
2.3 Inappropriate development in the Green Belt will require Heathrow to make a case 

for Very Special Circumstances to demonstrate that the significant harm will be 
clearly outweighed by the benefits of the expansion.  Heathrow will also need to 
consider not only the harm to individual sites within the Green Belt but also the effect 
on the wider, strategic arc of important green spaces that can be traced from the 
airport through to Epsom and provides a narrow break between the built form of outer 
London and the Surrey towns of Ashford and Sunbury within Spelthorne and beyond 
into the neighbouring boroughs of Elmbridge and Hounslow.  Our GBA concluded 
that this strategic area of Green Belt was strongly performing by acting as a vital 
barrier to potential sprawl from the Greater London built up area and establishing 
important gaps between London and a number of Surrey towns.  In making the case 
for development in the Green Belt, Heathrow will need to consider this strategic 
impact very carefully and look at the impact on the wider band beyond the borough 
boundary. 

 
2.4 If parts of the Green Belt are to be lost to airport related development, the Council will 

expect all new buildings to be of the highest quality design and with landscaping 
integral to the development.  It is noted that there are ranges of options for the sites 

http://democracy.spelthorne.gov.uk/ieListDocuments.aspx?CId=132&MId=1137&Ver=4
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identified in the land use strategy, so for areas such as Stanwell Moor and Stanwell 
(which are significantly impacted) there is a very clear need to balance built form with 
areas required for enhanced landscape and biodiversity.  It is imperative that any 
landscape benefits are secured through the acquisition of such sites by HAL so that 
enhancements are within their control and can be delivered and maintained.  The 
Council is aware that not all of the commitments to landscape improvements offered 
during the Terminal 5 development could be fulfilled due to the reticence of 
landowners and we expect this situation to be avoided in future.  Residents need to 
have absolute confidence that HAL is able to deliver what it promises and not ‘fall 
short’.  

 
3. Local Plan considerations 

 
3.1 Spelthorne is in the process of producing a new Local Plan for the Borough and is 

currently reviewing and updating its evidence base prior to initial public consultation 
in spring 2018.  From our early findings, it is clear we have a significant challenge in 
order to meet our housing, employment and infrastructure needs within the urban 
area.  Our Borough is heavily constrained by Green Belt (65%) and areas of high 
flood risk.  Options for meeting our needs are likely to include building at 
considerably higher densities and potentially releasing some weaker performing 
Green Belt sites.  
 

3.2 This is a challenge that all authorities affected by Heathrow will be facing.  The land 
that is proposed to be used for airport related development to support expansion 
proposals will only reduce our potential supply further, especially the weaker 
performing Green Belt land in Stanwell.  We would wish to work closely with HAL to 
consider all options for exploring mixed use development and maximising possible 
land swap opportunities so that some of these identified areas for development, 
together with any other land HAL may be able to offer, can also support the 
aspirations of our Local Plan to meet our own needs, not solely for the benefit of the 
airport. 
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4. Individual site assessments 
 

4.1 Comments made on individual sites should be read in conjunction with our responses 
to the main consultation. 

 
Figure 16.9 of “Our Emerging Plans” consultation document25  
Sites potentially suitable for airport related development 

 
 

 

                                                
25 www.heathrowconsultation.com/wp-content/uploads/2018/01/2263-Heathrow-OEP-and-Appendix-FINAL-RGB-

200dpi.pdf 
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5. E3: Land at London Road/Short Lane  
 

5.1 The site falls within a strongly performing Local Area within our GBA.  Consideration 
will need to be given to adjoining Green Belt land within Hounslow borough 
(immediately to the east) and the wider impact on the strategic swathe of Green Belt 
in this location.  It is noted that Hounslow have shown this site for potential release 
from the Green Belt (which will affect the role of this site in Green Belt terms if it is 
removed).  It provides an important ‘green’ resource, however there are other areas 
of green infrastructure around which could and would need to be managed and 
improved to help offset this loss.  
 

5.2 There would be no overriding objection to the use of this land for airport related 
industrial development, subject to a robust Green Belt case to demonstrate Very 
Special Circumstances that would outweigh the harm, and ensuring that noise, traffic 
and air quality were appropriately addressed.  We recognise that a development of 
this nature for commercial/industrial purposes has the potential to bring additional 
jobs into the area, which would represent an economic benefit to the Borough. 
 

5.3 This site is somewhat remote from residential properties.  Noise pollution will 
increase depending on the use of the site, but if this is managed carefully and 
correctly with regards to local residents and the community centre the effects could 
be minimised.  Consideration must be given to noise from potential 24hr movements 
if used for ancillary airport or industrial uses.  

 
5.4 Lighting impacts would need to be considered very carefully and fully mitigated.  In 

terms of biodiversity E3 is one of the development sites of relatively low value if 
compared for example to F2.  No increase in flooding risk is envisaged. 

 
5.5 Access to this site from the south west along the A30 from J13 of the M25 motorway 

comes through two of the Borough’s air quality hotspots: the Crooked Billet, Staines 
junction and the Stanwell New Road/ Town Lane, Ashford junction.  Concerns about 
air quality impacts from the quarrying (and refilling) of this site were raised due to 
HGVs hauling the mineral to Hengrove Farm for processing.  Permanent 
development of the site for ancillary airport uses or warehousing would have a 
detrimental impact on air quality off-site in those hotspot areas.  The significance of 
this would depend on the scale of the development and the number and type of 
resultant vehicle movements.  

 
5.6 A firm commitment is needed to relocated the community centreor be accommodated 

to the satisfaction of its users (the replacement must be ‘like for like’ as an absolute 
minimum).  We have not identified any significant environmental constraints affecting 
this land that would require remediation but it is an Area of High Archaeological 
Potential and survey work would need to be undertaken. 

 
5.7 This land is due for aggregate extraction so at the point of Heathrow potentially 

acquiring the site it will be an inert landfill.  As a modern site, land contamination 
should not be an issue from the landfilling, although there will be some constraints in 
the geotechnical design of a development.  There could be some localised impact of 
land contamination from off-site sources: 

 
The site is adjacent to an historic landfill to the north, Land at Short Lane, 
which is owned by the Council. This is known to have some land 
contamination issues with soils and ground gases, and could have some 
localised impact on the E3 site, but should not prevent redevelopment.  
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Groundwater monitoring at the Short Lane Landfill indicated some impact 
from hydrocarbons, with the adjacent Heathrow Oil Terminal as a potential 
source.  
There are two further historic landfills immediately south of the A30 which 
could still be generating some ground gas. 
 

5.8 This site adjoins E1 Mayfield Farm within the borough of Hounslow.  It has been 
noted within its site assessment that it could accommodate the replacement 
Immigration Removal Centres.  The location of this site is in close proximity to 
Spelthorne’s borough boundary and our nearby towns of Ashford and Staines upon 
Thames, which may experience impact from the use.  If this site were selected, 
further information would be required as to the process for those who have left the 
centre and whether there would be housing and homelessness obligations for nearby 
authorities.  
 

6. E4: Land at Bedfont Road/Long Lane 
 

6.1 Whilst it is acknowledged that the site comprises a mix of open space, industrial and 
commercial uses, it has been scored as strongly performing within our GBA.  The 
strategic impact of developing this site would need to be considered in addition to 
individual performance of the site itself, although it is noted that it adjoins a ‘finger’ of 
non-Green Belt beyond the borough boundary with Hounslow. 
 

6.2 Parts of the site are likely to be contaminated so its development would secure the 
necessary remediation.  The northern half of this site is the historic Mentone Farm 
landfill.  The northern half in particular has a long history of non-conforming uses 
which have further impacted on the land quality.  Available information about land 
conditions indicates that there could be some localised heavy contamination.  
However, development of the site offers an opportunity to deal with the contamination 
and provide environmental improvement.  While the site remains as undeveloped 
Green Belt any clean-up of the land is unlikely to occur.  Any redevelopment of the 
site will need to consider potential impacts on off-site land uses.  For instance, many 
of the modern developments along Long Lane have incorporated ground gas 
protection measures, but not all.  Any redevelopment of the site could potentially 
change any ground gas regime, increasing risks to nearby properties which would 
have to be mitigated against.  

 
6.3 There are residential properties within close proximity of the site and full 

consideration must be given to how these residents will be compensated or the effect 
on their homes mitigated, particularly for noise from the potential of 24hr movements 
from this site if used for ancillary airport, cargo or industrial uses.  Lighting impacts 
would need to be considered very carefully and fully mitigated. 

 
6.4 This is already a very busy urbanised and commercial area, with a fragmented 

natural environment which is relatively low in biodiversity.  In terms of visual amenity, 
it would very much depend on whether site E3 is developed.  If it is then the area will 
have very little green environment but if only E4 was to be developed then E3 would 
provide sufficient green space to perform green space functions and compensate for 
the loss of E4.  There is also green space to the west of Long Lane which if left 
untouched would help compensate for the loss of site E4. No increase in flooding risk 
is envisaged. 

 
6.5 The potential use for cargo facilities is clearly the most practical form of airport 

related development, given the proximity to existing cargo premises such as dnata.  
We recognise that increasing cargo floorspace, to cement this location as a hub, 
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makes ultimate sense for Heathrow and would bring economic benefits in terms of 
employment.  We do not consider the site suitable for other uses. 

 
6.6 Any development would need to ensure appropriate HGV routing through Long Lane, 

Short Lane and Stanwell Village (and any infringements rigorously enforced).  The 
site does benefit from good road links to the Southern Perimeter Road from the north 
east approach. 

 
6.7 The boundary to this site requires further clarification.  There is a ‘notch’ removed at 

the top of this site and we would question why this has not been included.  
 

7. F1: Stanwell Moor Road, Horton Road and Airport Way 
 

7.1 This site is a former restored minerals site and is located within an area of Green Belt 
considered to be moderately performing in our GBA.  It also includes a recreation 
ground and a well-used and managed village hall - amenities which are of 
considerable value to the community of Stanwell Moor.  The types of development 
proposed for this site include hotels and offices.  These must be designed to the 
highest standard and include landscape features to integrate buildings into their 
surroundings, creating an attractive setting that would mitigate the impact of 
development.  
 

7.2 The other proposed use of this site is for the relocated Immigration Removal Centres.  
A development for this purpose would require a functional design with high-level 
security features and extensive hardstanding.  In view of the very considerable effect 
on the Stanwell Moor community, this is an unacceptable use of this site and the 
Council very strongly objects to its relocation here.  Such a use would be totally 
incompatible with the high quality offices and hotels (and alongside one of the three 
proposed locations for a new or expanded terminal). 
 

7.3 In terms of the potential locations for the Immigration Removal Centres, site ‘A4’ at 
Holloway Lane in West Drayton is a significantly larger site, and the facility could be 
accommodated further away from existing residents than is possible on this site.  In 
addition that site has the added benefit of the M4 which would act as an effective 
barrier from West Drayton itself.  The London Borough of Hillingdon also currently 
house the two immigration centres associated with the airport, and have the 
infrastructure in place to deal with issues arising.  Mayfield Farm (site E1) which has 
also been identified as a possible site for the centres also has the benefit of being 
bordered by Staines Road and the Great Western Road (thereby limiting the impact 
on nearby residential properties).  

 
7.4 Rather than considering an unneighbourly use in such close proximity to the village 

as a whole and individual properties, consideration should be given to whether the 
site could be used for open space, balancing ponds or leisure facilities for nearby 
communities to offset the harm caused by the potential land take in the Stanwell 
Moor and Stanwell areas.  Alternatively, a mixed use development should be 
pursued that can bring benefits to the community as well as supporting the needs of 
the airport.  Any leisure facilities would need to meet the needs of the community, 
with capital and revenue costs (in perpetuity) being borne by HAL.   

 
7.5 Being within the noise contours, HAL must ensure that any development (such as 

hotels or offices) has sufficient noise mitigation measures built in.  Development 
should not result in any adverse impacts on nearby residential properties from noise 
from the development itself.  Lighting impacts would need to be considered very 
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carefully and fully mitigated.  This will apply even more so in relation to the 
Immigration Removal Centres.  

 
7.6 Any development would require a significant buffer to effectively protect residential 

properties to the south and west. 
 

7.7 We have concerns about the air quality levels for eventual occupiers of this site.  
These levels are likely to worsen with the introduction of additional vehicle 
movements into the area.  Access and sustainable transport will need to be carefully 
considered if this site is to be developed.  The Council’s latest AQ modelling work 
(2015) would suggest that the proximity of the A3011 Airport Way and the Heathrow 
boundary creates an air quality shadow over the northern half of the F1 site, with 
levels likely to be above the EU compliance limit.  Reconfiguration of J14 and the 
southern/western approach to Heathrow under expansion is likely to make this 
worse.  Development of the site for offices or hotels will require detailed air quality 
assessment and potentially mitigation of air quality impacts.  An Immigration 
Removal Centre which accommodates residents on a 24/7 basis for a period of more 
than a year (in most cases) would be a location where the annual mean air quality 
objectives would apply.  This would introduce new residents into an area of poor air 
quality which is another factor making this site unsuitable for the Immigration 
Removal Centres.  

 
7.8 This site is the historic landfill of Spout Lane Tip.  There is some limited information 

about the nature of tipping and current shallow ground conditions on the west of the 
F1 site.  This indicates that serious contamination of the site is unlikely, but a 
comprehensive contamination assessment will be appropriate for any redevelopment 
of the site.  

 
7.9 The site is moderately performing Green Belt and is bordered by a RAMSAR and 

SPA site below (King George VI Reservoir).  The effect on biodiversity will largely 
depend on what the site is to be used for.  The reservoir is hugely important for over-
wintering birds and therefore anything that provides disturbance to the reservoir 
would be problematic.  This could include building works as birds may be put off 
using the area due to the increase in human activity.  If the site is used for offices or 
hotels as suggested it is unlikely there will be a huge long term effect on the reservoir 
and its bird life.  There will likely be short term effects whilst building work is 
happening but the birds should adapt to this and continue to use the site in the longer 
term.  However, the effects on visual amenity will be significant.  The site acts as a 
buffer between the airport and Stanwell Moor and developing office blocks or hotels 
will permanently alter the landscape and remove a very important piece of green 
infrastructure.  There will also be an increase in noise pollution and general footfall in 
the area and this will probably affect wildlife.  These combined effects make this a 
difficult site to develop from a nature conservation point of view and if it were to 
happen there would have to be extensive mitigation for the reduction in Green Belt 
and open space functions. 

 
7.10 F1 is also mentioned as a possible temporary construction site.  We would prefer this 

site to be used temporarily as opposed to being permanently developed but even 
temporary work could have a detrimental effect on biodiversity and Green Belt 
functions. 
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8. F2: Site bounded by Southern Perimeter Road, Park Road and Stanwell Moor 
Road 
 

8.1 This site is ‘strongly performing’ as assessed within our GBA.  It is also a 
safeguarded minerals and waste site where restoration has been significantly 
delayed by the operator and recycling operations have been expanded without 
consent but now authorised by a new 10-year permission.  The creation of a new 
defensible boundary to the contiguous Green Belt to the south would be integral to 
the consideration of Very Special Circumstances. 

 
8.2 The F2 site boundary does not include the whole minerals and waste site and the 

area to the south adjoining Park Road, which is designated as a Site of Nature 
Conservation Importance (SNCI), forms part of the area that is subject to detailed 
restoration proposals which have not yet been implemented.  These are linked to the 
recent planning permission for recycling operations.  If the site is to be used for 
airport related development it is essential that the site is treated comprehensively so 
that the benefits of the parkland restoration with public access are delivered in a 
timely manner and not further delayed by uncertainty.  It is imperative that these 
landscape benefits are secured through the acquisition of this site by HAL so that 
enhancements are within your control and can be delivered and maintained. A map 
is attached showing the revised boundary.  

 
8.3 There are likely to be land contamination issues with this site.  This site is three 

historic landfills Stanwell I, II and III.  The eastern end of the site is the only non-
landfilled area.  There was formerly a large pond at the extreme eastern edge which 
may have been subject to filling or levelling, being no longer present.  The majority of 
the site has been authorised to accept ‘inert’ wastes – albeit that the definition of 
what constitutes inert wastes has changed greatly since the 1960s.  The NW corner 
of the F2 site (250m x 100m – 2.5 ha) accepted Class I, selected Class II and Class 
III wastes tipped into engineered cells.  Class I materials are the standard ‘inert’ 
wastes, i.e. materials excavated from land in its natural state; builders rubble, brick 
and hardcore; & clinker & ashes.  The restricted industrial wastes (Class II) were to 
be limited to cement, plastics, timber, rubber, glass, metal swarf.  The Class III 
wastes were macerated/ pulverised household wastes & Civic Amenity refuse, office, 
shop and supermarket waste.  Therefore redevelopment of the NW corner of the site 
may be more constrained by the nature of the wastes and engineered landfill cells.  
The remainder of the site should be low to moderate risk of some contamination of 
soils/ groundwater and low risk for ground gases.  There is an archaeological feature 
on the open field that wraps around Lowlands Drive.  
 

8.4 We are concerned about the impact on air quality, particularly if a car park or lorry 
park is to be included, bearing in mind its immediate proximity to residential 
properties to the south.  This overlaps with concerns over the surface access 
strategy and the need for sustainable transport to reduce vehicle movements.  
Access to any uses at this site would need to be off the A3044 Stanwell Moor Road 
or the Southern Perimeter Road as access from the south would be unacceptable in 
highways terms, and detrimental to local air quality from vehicle movements.  

 
8.5 As with site F1, the Council’s latest AQ modelling work (2015) would suggest that the 

proximity of the A3113 Airport Way and the Heathrow boundary creates an air quality 
shadow over the northern half of the F2 site, with levels likely to be above the EU 
compliance limit.  Reconfiguration of J14 and the southern/western approach to 
Heathrow under expansion is likely to make this worse.  Development of the site for 
car parking, hotels and offices would bring vehicle movements and poorer air quality 
closer to existing residential areas.  The National Air Quality Objectives for annual 
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mean concentrations of pollutants do not apply at offices, places of work or hotels 
(unless there are permanent residents), but there would still need to be a detailed air 
quality assessment and potentially some limited mitigation of air quality impacts (e.g. 
mechanical ventilation, careful siting of intakes, screening barriers). 

 
8.6 The visual impact of any development, especially a multi-storey car park, requires 

very careful consideration as to how it is screened from nearby residents.  If such 
uses are accepted, we will expect them to be designed to the highest standard.  
Noise pollution arising from new development would need to be prevented or 
sufficiently mitigated.  Lighting impacts would need to be considered very carefully 
and fully mitigated. If the Oaks Road open space is lost as part of any development, 
an enhanced open space would be required in return.  A significant landscape buffer 
to protect residential properties to the south would be a pre-requisite if any 
development were allowed.   

 
8.7 This is a strongly performing Green Belt site and buffer zone between Stanwell and 

the airport. If F1 and F2 were both to be developed there would be very little Green 
Belt left in the area, visual amenity would be hugely affected and human disturbance 
would increase significantly.  On top of this site F2 contains a SNCI, a site that 
should be protected.  This SNCI is Wetland habitat and is part of the Surrey 
Biodiversity Action Plan providing possible habitat for species such as Reed Bunting 
and Cetti’s Warbler.  Another SNCI is located immediately south of site F2.  This 
woodland area is likely be affected by any work and increased human disturbance.  
The SNCI is Staines Reservoir, part of the RAMSAR and SPA site that may also be 
affected by the increase in footfall on this site. Heavy machinery and associated work 
could affect migrating and over-wintering birds and put them off visiting and using the 
reservoirs although there is insufficient information to judge the impact at this stage.  
It is suggested that if F1 or F2 were to be developed that F1 is the preferred option 
due to the SNCI’s presence in and around F2.  If both areas were to be developed 
the increase in noise pollution, effect on visual amenity and loss of biodiversity could 
be deemed too great. 
 

8.8 If the site is developed for airport support facilities (we acknowledge that it could 
bring employment and economic benefit to the area) the Council would require 
significant compensation elsewhere in the vicinity to provide for recreation and 
biodiversity.  

 
8.9 F2 is mentioned as a possible temporary construction site.  We would prefer for this 

site to be used temporarily as opposed to being permanently developed.  Even 
temporary work could have a detrimental effect on biodiversity and Green Belt 
functions.  F2 should be avoided if possible due to its higher biodiversity value. 

 
8.10 The creation of a ‘gateway’ to the airport on this site raises wider concerns.  This 

Council has persistently requested easier access to the airport for its workers who 
live to the south.  However, introducing passenger parking here with access to the 
airport has potential to wreak havoc on the Stanwell Moor and Stanwell area and 
beyond, with passengers parking instead on the local roads to avoid car park 
charges.  In conjunction with the surface access strategy, considerable thought 
needs to be given to how this would be mitigated.  Introducing controlled parking 
zones (at Heathrow’s expense) is deemed the only effective solution (as is the case 
in parts of the London Borough of Hillingdon close to the airport).  A map has been 
provided as part of the Council’s overall response to the consultation setting out the 
boundary of the CPZ which would be required.  
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9. F5: Site to east of M25 and west of Stanwell Moor (Hithermoor) 
 

9.1 This site is not included within the appendix of sites considered for airport related 
development but is referenced on Figure 16.5 Potential Construction Sites within the 
emerging plan document.  The site is located within moderately performing Green 
Belt.  It is an operational minerals and waste site with detailed restoration plans and 
completion required by 2023.  The site is likely to be the location of any minerals 
processing plant in the event that planning permission is sought for the extraction of 
minerals from King George VI Reservoir. 
 

9.2 The current and longstanding restoration proposals promise the delivery of high 
quality landscape with biodiversity areas complementing the natural areas of Staines 
Moor and the River Colne and with extensive public access.  This site is an important 
part of the Colne Valley Park. 

 
9.3 We agree that the site does not have development potential although there could be 

benefits in retaining the existing recycling plant area for the future, particularly during 
the construction phase of the airport expansion.  Any such extension of the use 
would need to be considered in Green Belt terms and would need to provide 
considerable long term benefits for recreation, biodiversity and landscape 
enhancement over and above those already committed by the landowners. 

 
9.4 Any development of the site could be constrained by land contamination. It is 

comprised of four historic landfills known as Land at Leylands Lane, Hithermoor 
Farm and Hithermoor Farm Area B and Lower Mill Farm.  In reality the former three 
were all part of the same gravel extraction and infilling operation by Greenhams.  The 
landfills were generally filled with inert materials from pre-1955 through to the late 
1990s.  Four putrescible waste engineered landfill cells were filled toward the south 
of the site between 1982 and 1989.  The landfill cells were an engineering constraint 
during the Heathrow Airtrack proposal, and thus are likely to remain a constraint in 
any new Southern Rail Access proposal and any intrusive development of these 
areas of the site.  Long-term ground water quality and ground gas monitoring data is 
available for the site.  Available past monitoring results have found low levels, by 
volume, of carbon dioxide and no/ very low methane levels in the north of the F5 site, 
with more typical concentrations and ratios of landfill gases in the centre and south of 
the F5 site.  Ground gas may be a constraint for any physical development on the 
site.  
 

9.5 Only broad information has been provided on the types of temporary construction 
uses the site could accommodate.  Details will be required in order to assess the 
impact on our communities of additional vehicle movements and access 
arrangements, in conjunction with a full method of construction strategy.  It has been 
suggested that the site could accommodate a temporary housing campus for 
construction workers.  The issue of this type of use is discussed in the Overview 
section above but needs careful consideration to minimise adverse effects on the 
wider area.  Noise impacts from construction vehicle movements and processing 
would also require mitigation (see detail in section 5 in the Council’s main 
consultation response). 

 
9.6 Part of the site has been identified as a potential route for Southern Light Rail 

access, including the light rail scheme that the Council is promoting.  A park and ride 
has also been suggested in this locality.  This needs to be factored into the future 
consideration of the site. 
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9.7 It is unclear why only the southern portion of this site has been identified within the 
emerging plans document rather than extending the potential boundary to the north.  
This land is more remote from the airport and has been regraded with clay soil to 
raise it higher than the land to the north. 

 
9.8 As previously stated above, F5 is mentioned as a possible temporary construction 

site.  We would prefer for this site to be used temporarily as opposed to being 
permanently developed but even temporary work could have a detrimental effect on 
biodiversity and Green Belt functions.  F5 should be avoided if possible due to its 
higher biodiversity value. 

 
Figure 16.5 of “Our Emerging Plans” consultation document26  
Sites potentially suitable for airport related development 
 

  
 
 

10. F7: Site to the north of Wraysbury Reservoir and to the south of Horton Road, 
bounded to the east by Wraysbury River 
 

10.1 Only the southern tip of this site is within Spelthorne.  It has been scored as 
moderately performing within our GBA.  The site is mainly within Slough and has a 
long history of unauthorised uses, particularly for lorry parking, although some within 
the Spelthorne area appear to have become established through lack of enforcement 
action.  It is not known if any of the current uses within Slough have been authorised.  
However, it would be wrong to use the description of ‘previously developed land’ as 
defined in the NPPF. 
 

10.2 As with all the sites, any development would need to be justified in terms of 
demonstrating Very Special Circumstances.  Use of the site for further lorry parking 
or a more intensive form of development would need to take account of and enhance 
the setting of the Wraysbury River and the adjoining SSSI.  The site could provide 
the opportunity for other landscape enhancement work arising from the expansion of 
the airport. 

                                                
26 https://www.heathrowconsultation.com/wp-content/uploads/2018/01/2263-Heathrow-OEP-and-Appendix-FINAL-RGB-
200dpi.pdf 
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10.3 The site has easy access to J14 of the M25 and is likely to be attractive as a 

construction or freight consolidation site.  There are no Spelthorne residents in close 
proximity to the site, albeit there are some Slough residents in the mobile home park 
to the north west of the site.  

 
10.4 There is a possibility that this site could provide a north-south rights of way link from 

Poyle to Staines, particularly if the existing bridleway to the east of the M25 alongside 
Hithermoor Farm is lost for the Southern Rail Access project.  Maintaining a good 
quality cycleway link between Poyle and Staines is very desirable to ensure that 
cycling remains an attractive option for workers at Poyle and residents in the 
Poyle/Colnbrook area.  

 
10.5 Goods vehicle uses of the site at F7 have been intermittently present since the late 

1990s, and a covering of imported hardcore placed across the site.  Land to the east 
of the F7 site is the Hithermoor Farm Area D Landfill.  This extension to the landfill 
was granted planning permission in 1979/80 and filled with inert wastes in 1980 & 
1981.  The on-site uses and nearby landfill are unlikely to have led to serious 
widespread contamination of the site, and so it is doubtful that land quality would 
constrain the future use of the site. 

 
11. NS7: Land south of Bedfont Road between Clare Road and Northumberland 

Close 
 

11.1 This site falls within a Local Area considered to be weakly performing against Green 
Belt purposes within our GBA.  The site adjoins residential development to the west 
and in its north eastern corner but otherwise relates to the commercial development 
to the east. Its development for airport related commercial uses would not undermine 
the wider strategic function of the Green Belt nearby and could provide the 
opportunity for some extensive environmental enhancement for the benefit of the 
local community as well as further employment opportunities. 
 

11.2 The impact on residential properties in close proximity would require careful 
consideration in terms of noise.  Lighting impacts would need to be considered very 
carefully and fully mitigated. 
 

11.3 Any development would need to ensure there was no inappropriate HGV routing 
through Long Lane, Short Lane and Stanwell Village.  The site does benefit from 
good road links to the Southern Perimeter Road from the north east approach – as 
such any access should be from Bedfont Lane only.  This larger area of commercial 
development would benefit significantly from improved access to the airport to reduce 
vehicular movements.  There is suggestion about the possibility of a Pod/shuttle link 
between this off-airport cargo area and the on-airport cargo facilities to the north of 
the Southern Perimeter Road.  The Heathrow consultation documentation indicates 
that moving goods to and from off-airport warehousing represents a third of all 
Heathrow cargo related trips, so there is very real potential for significant air quality 
benefits if such a low emission link was taken forward.  These benefits are 
considered sufficiently great that such a link must be an integral part of the cargo 
solution for this area.  

 
11.4 There is a track along the western boundary which would offer an off-road rights of 

way link to connect with an existing west-east footpath to the south of the site to 
increase pedestrian connectivity.  Any development would require a significant buffer 
to protect residential properties to the west and school to the south. 
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11.5 The Council’s latest AQ modelling work (2015) would suggest that there is likely to be 
an air quality hotspot at the junction of Bedfont Road and Northumberland Close – 
presumably due to the HGVs turning into the Blackburn Trading Estate (dnata 
premises).  Development of NS7 site would increase the numbers of HGV trips 
through this junction and have a detrimental impact on air quality of residents of 
Northumberland Close.  An air quality assessment would be required to consider the 
potential air quality impacts.  

 
11.6 The site was within the curtilage of a former animals products factory, albeit the land 

does not appear to have ever been developed and there is no record of any 
structures across this area of the factory site.  There was a site investigation of the 
land in 2013 pursuant to a proposal for construction of a warehouse on the site.  The 
contamination testing did not reveal any elevated contaminants for a commercial end 
use.  Low concentrations of carbon dioxide were monitored at the site.  A moderate 
thickness of made ground was encountered at the site to depths of between 0.5 to 
1.25m thickness, comprising greyish brown silty sand with rare fragments of brick 
and concrete.  Based on the available information land quality is unlikely to be a 
constraint to commercial development of the site, though basic ground gas protection 
measures may be appropriate subject to further monitoring.  

 
12. NS8: Land north of Long Lane recreation ground and south of Northumberland 

Close 
 

12.1 This site falls within the same local area of weakly performing Green Belt as NS7.  It 
remains an isolated tract of Green Belt but together with the open space to the south 
provides a buffer to the commercial buildings further north.  The site has potential for 
residential or commercial development but also provides an opportunity for 
landscape enhancement to provide a more effective buffer between the existing 
commercial and residential development.  If industrial uses are proposed there is 
likely to be additional impacts from noise and light on nearby residential property. 
 

12.2 This site was subject to an application for residential redevelopment and an 
Environmental Statement in 2007, with vehicular access off Long Lane.  Access off 
Long Lane could cause significant detrimental air quality impacts for an industrial/ 
employment land use.  Air Quality impacts would likely be significantly mitigated for 
Long Lane properties if access arrangements could be made as an extension of the 
Blackburn Trading Estate to the north – albeit this could exacerbate air quality 
impacts on residential properties at Northumberland Close as described under the 
NS7 site comments.  

 
12.3 A site investigation was undertaken in 2007 as part of the Environmental Statement.  

This found that the majority of the site was overlain by topsoils over natural soils.  
Analysis of the samples collected did not identify contaminants at levels likely to 
constrain commercial/ industrial development of the site.  

 
12.4 Any development would require a significant buffer to protect the school to the west 

and residents to the east.  The recreational facility immediately to the south would 
require capital monies for upgrading and on-going revenue for maintenance to help 
mitigate and offset the impacts on nearby residents. 

 
12.5 The impact on residential properties in close proximity would require careful 

consideration in terms of noise.  Lighting impacts would need to be considered very 
carefully and fully mitigated. 
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13. Other sites  
 

13.1 Some sites are not included within the Emerging Plans document but have been 
discussed as part of dialogue with Heathrow Airport Ltd and the Heathrow Strategic 
Planning Group and are included below for completeness. 
 

14. Site south of Horton Road and north of King George VI Reservoir 
 

14.1 This is a safeguarded waste management site identified in Surrey County Council’s 
consultation draft Waste Plan 2017.  It is the only permanent waste processing site in 
the area and has been identified as such within the draft Plan.  Its loss would result in 
the challenging task of finding a suitable alternative site and we would prefer this use 
to be retained.  It is also strongly performing Green Belt that would benefit from 
further landscape enhancement to its margins.  
 

14.2 The site is bounded to the north and west by residential properties.  These are very 
sensitive to odour issues, noise and vehicle movements from the site.  Oak Leaf 
Farm, as the site is known, is a historic landfill known as Land South of Horton Road 
Landfill.  Spelthorne has no records of what waste types were consented to be tipped 
into the landfill.  Widespread serious contamination is unlikely and contamination is 
unlikely to constrain development, particularly in respect of any construction related 
uses.  

 
14.3 We agree with Heathrow’s assessment that this site has limited development 

potential. 
 

15. Staines Moor 
 

15.1 Staines Moor is one of the most important areas in the Borough for biodiversity and 
recreation, together with its strongly performing Green Belt function.  It is designated 
as a Site of Special Scientific Interest (SSSI) and Metropolitan Common, managed 
by the Borough Council in association with the Moormasters.  We would strongly 
object to any built development of this site. 
 

15.2 Although Heathrow acknowledges that this site does not have development potential, 
the assessment suggests that is could be suitable for landscape and environmental 
enhancement.  Whilst the land could be better managed in order to safeguard the 
site in perpetuity beyond the funding from the existing S.106 agreement with Bretts, it 
is not considered suitable for enhancement and is best left undisturbed.  However, 
there could be potential for improvement around the boundary of the Common, 
possibly by way of improved pedestrian access and bridleways. 

 
16. Site to the south of London Road and east of Staines Cemetery (known as 

Hengrove Farm) 
 

16.1 The site falls within an area of strongly performing Green Belt.  It is an active 
minerals site with processing plant to be used for ‘as raised’ minerals from Homers 
Farm.  Temporary access is taken from the A30 for the mineral working but this 
would have to become permanent if the site were to be developed. 

 
16.2 The site is to be restored to agriculture once the mineral operation has ceased and 

retained in the Green Belt. As such, it is not considered to have development 
potential. 
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17. Other sites for consideration 
  

17.1 There are a couple of other sites which immediately adjoin a number of the sites 
referred to above.  A map has been provided to indicate their location as part of the 
Council’s overall response.  We assume that they not been considered purely on the 
basis that they fell under the 2Ha threshold that Heathrow set.  However, these 
parcels of land are intrinsically linked and either offer the potential to provide greater 
scope on a larger site to achieve a more comprehensive approach with a stronger 
landscaping setting or to provide greater environmental protection and enhancement.  
 

17.2 The first site sits to the north of site E3 and south of site E4.  It encompasses an area 
of land which lies immediately south of Ashford Football Club and would form a 
logical extension to the possible uses put forward for E3.  Any development would 
need to be sensitive to nearby residential properties and access would need to be 
gained via site E3.  Alternatively there may be scope to relocate and enhance the 
Football Club facilities onto this site and use the current Club site as a logical 
extension to site E4 (see attached plan).    

 
17.3 The second site sits to the west of site F1 on the far side of Spout Lane.  This is an 

allotment site (with a limited number of plots in use) but there is scope for these to be 
re-provided in the locality.  This area (and possibly the site to the north which 
FlowerVision occupy) would either provide opportunities for airport parking or for 
open space or balancing ponds or for substantial landscaping to provide both respite 
for Stanwell Moor and also a suitable ‘high quality’ gateway entrance to the airport 
(see attached plan).  

 
17.4 There is also a small area of land to the north of NS8 and to the east of dnata which 

would be logical to include within the site boundary of NS8 (see attached plan) in 
order to ‘round off’ this opportunity area.  

 
18. Summary 

 
18.1 The impact of the proposed land use strategy on our communities to the north of our 

Borough cannot be overstated.  Whilst the Council agrees that some sites may have 
potential for airport related development, a robust case to demonstrate that each of 
the sites can be justified in Green Belt terms is essential.  The impact of development 
needs to be mitigated against and compensated for, not just on a site by site basis 
for individually affected residents but on a wider basis for the community as a whole.  
The airport expansion will reap significant economic reward for Heathrow and it is 
only right that this communicates into meaningful and enhanced benefits to Stanwell 
Moor, Stanwell and the Borough as a whole.  
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Appendix 3: Maps of Spelthorne borough key employment sites 
BP International  
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Church Street, Staines 
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Drakes Avenue 
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Govett Avenue, Shepperton 
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Hanworth Road & Country Way, Sunbury 
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London Road, Staines 
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Northumberland Close & Long Lane, Stanwell 
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Shepperton Studios 
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Spelthorne Lane & Littleton Lane, Ashford 
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Windmill Road, Sunbury 

 
 
 


