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2.15	 Housing Zone Allocation

As part of the Mayor’s plans for growth he has set forward plans for 
the development of a number of Housing Zones in partnership with 
London boroughs. The zones are supported by a range of planning 
and financial measures to help ensure housing is delivered.

Hayes Town centre is identified as one such zone with GLA funding 
identified and a target of 2788 new homes across an area of 238 
hectares. The proposals set out in this report sits within the Housing 
Zone boundary.
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2.16	 A Changing Context

The lands around Hayes and Harlington station are undergoing 
significant change. In the last ten years the industrial areas organised 
along the canals and railways have been re-imagined and this process 
is accelerating today. Historically the canal and railway have proved 
the lifeblood of the industries that neighboured them but the inward 
looking ‘backlands’ are now providing the opportunities for new 
apartment living in the centre, creating schemes that are outward 
looking and positively addressing the waterway and railways. This 
must be balanced with the creation of new jobs and many of the built 
and proposed schemes are mixed-use to address this need and 
creating vibrant 24-hour parts of the town centre.

The diagram opposite has been compiled by the GLA and documents 
a number of schemes recently delivered or in the planning process 
in the context of the land south of Hayes and Harlington station. As 
depicted, these result in an intensification of use of their respective 
sites and often an increase in scale of buildings. It is therefore clear 
that collectively there is a change of townscape and the challenge 
for each design team is to integrate their proposals with both the 
new and existing context and mitigate the impact of the adjacent 
residential neighbourhoods.

10 11North

THE STORY SO FAR

SA4 Fairview Business Centre 
1.71ha mixed use
119 residential units / 70dph

SA6 Golden Cross 
0.15ha mixed use
22 residential units / 146dph

SA7 Union House 
0.4ha mixed use
45 residential units / 112dph

SA23 Silverdale Road 
1.8ha mixed use
98 residential units / 120-135dph
30,000 sqm non residential A2

SA24 Benlow Works 
0.3ha mixed use
120-135dph

Highpoint Village (Built)
2ha mixed-use
576 residential units / 222dph
1500 sqm non residential A1-5
315 parking spaces total

SA3 B Trident House
0.8ha  mixed use 
98 residential units / 122dph
non-residential A1-5, D1-2, B1

SA5

SA3 A Blyth House 
0.3ha mixed use 
147 residential units / 490dph
non-residential A1-5, D1-2, B1
95 parking spaces (0.65 ratio)

SA2 Old Vinyl Factory and Gatefold 
Building 
5ha mixed use
642 residential units / 179-189dph (Illustrative/
maximum scheme, Old Vinyl Factory)
17,000 sqm A1-5, D1-2, B1
1640 parking spaces total (0.75 ratio minimum 
for residential component)

Available data from existing planning 
Applications or Hillingdon local plan

SA1 Enterprise House 
0.3ha mixed-use
98 residential units / 326dph
30,000 sqm A2

SA22 Chailey Industrial Estate 
1.8ha mixed use
98 residential units / ?dph
30,000 sqm non residential A2

Schemes already delivered or in the planning pipeline
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2.17	 Crossrail Station

Crossrail is set to transform travel around the capital, through greater 
London and beyond by offering direct connections, improving journey 
times and significantly easing congestion. The western section of the 
Crossrail route runs from Paddington in West London to Heathrow 
Airport and Reading. The stations on the route will undergo a number 
of enhancements to facilitate the new Crossrail services due to begin 
in 2019. This includes new station buildings at Hayes & Harlington.

Commuters can expect to be at Bond Street within 20 minutes, 
Liverpool Street within 27 minutes and Canary Wharf within 35 
minutes - cutting the journey time by nearly half an hour.

The distinctive new glass and steel station building is intended to 
create a landmark that will be much more visible and prominent than 
the existing station and located on the northern side of the tracks 
to respond to the High Street. In turn public realm benefits will be 
delivered providing a proper forecourt to the station.

The proposed crossrail station building and bridge
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2.18	 Widening of Nestles Avenue

In conjunction with the new Crossrail station and the desire to 
reduce dependence on private cars and promote travel by more 
sustainable modes, a joint scheme by TfL and Hillingdon has been 
developed to divert bus services along Nestles Avenue. This widens 
the carriageway to facilitate buses and their stops but also introduces 
a new cycle path, a re-provisioned pavement and associated linear 
green space and CPZ controlled parking. Space is safeguarded along 
the north of Nestles Avenue and all schemes along this frontage 
must respond by setting buildings back.  

Working drawing showing potential widening of Nestles Avenue
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MASTER PLAN PRINCIPLES : URBAN BLOCKS AND USES

Locally Listed Buildings - mixed use

High Street

Future Access

Employment Use

Residential Led Mixed-Use

Primary Green Space

North - South Grain

Landmark Building

Activity Hubs

Temporary link to station through 
national rail car park pending 
completion of Sandow Row

Potential link to Canal towpath
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2.19	 ‘Joined-up’ Approach

To maximise the opportunity for the land south of Hayes and 
Harlington Station and achieve a cohesive design response with 
a number of landowners, the GLA undertook work helping define 
a Strategic Urban Design Framework and associated Masterplan 
Principles. 

The former sets out the aspiration to reinforce links between the 
country parks that triangulate the site and also importantly to 
deliver an east/west pedestrian route through all sites to the south; 
improving access to the station. 

The Masterplan Principles look to reflect the history of the site by 
recognising and providing a proper setting to the heritage assets, 
addressing grain by introducing a north/south street pattern and 
aligning the east/west route to form connections to the station and 
beyond to reinforce a route to the Old Vinyl Factory development. 
This connection is enhanced by the use of ‘landmarks’ to help with 
local orientation. Building height zoning has also been suggested with 
12+ storeys adjacent to the railway, stepping down to 8-10 storeys, 
then down to a suggested scale of 2-3 storeys on Nestles Avenue.
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BARRATT & SEGRO

12.38ha mixed-use
± 1379 Residential Units 
20% Employment B1/B2, 
Education / Community Facilities
10% Open Space

BUCCLEUCH & 
NETWORK RAIL
574 units on 1.84 ha 
(incl NR carpark) below 300 dph
980 sqm workspace
Parking :
 - 130 for NR
 - 413 total

3.1 Network Rail
3.2 Buccleuch

ACCESS PRECIS

164 units
1500 sqm B1
10,000 sqm B8
1 small A3 café
Parking 75% with 7% visitor

Site 4 :
Access 
Precis

Site 3 :
Buccleuch & 
Network Rail

Site 2 :
Squirrels
Trading Estate
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London 
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Additional opportunities sites 
relating to station and SA5

Key

 Town houses - Three bedroom houses 
 with Front and Rear Garden
 Range Height 1-2 Storeys

 Gallery Blocks - Apartment block with 
 distribution gallery having flats on one 
 side. Range Height 3-5 Storeys

 Courtyard Blocks - Apartment block 
 with distribution corridor having flats on  
 two sides and duplexes on the ground 
 floor having access to the courtyard
 Range Height  4-9 Storeys

 Feature Blocks - Apartment block that 
 for position or architecture becomes a   
 feature for the site
 Range Height 12-15 Storeys

 Heritage Block for Residential - 
 Apartment block that retains the facade 
 of the factory
 Range Height 5-9 Storeys

 Heritage Block to be retained - the 
 Canteen building
 Range Height 2-4 Storeys

 Indicative Future Developments
 Range Height 2-15 Storeys
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Heathrow Airport

Cranford 
Country Park

Great Western Railway

M4 High Street

Asda

Crown 
Estates

Hayes and Harlington 
Station

Site Allocation 5
(Land South of the railway

Bull’s Bridge 
Roundabout

Tesco

Grand Union Canal

Lake Farm
Country Park

Minet 
Country Park

Grand Union Canal
Paddington Branch

STRATEGIC URBAN DESIGN FRAMEWORK

Key

 Hayes and Harlington Station

 Sub-station

 Site Allocation 5 (SA5)

 Wallis Gardens

 Minet Country Park, Lake Farm Country Park and Cranford Country Park 

 Potential links betwen Parks

 Pedestrian link through SA5

 Housing Zone Boundary

 Main roads

Potential for new green-links, cycle and footpath connections, between Minet 
Country Park, Lake Farm Country Park and Cranford Country Park.
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MASTER PLAN PRINCIPLES : OPEN SPACES

North
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Key
 Great Western Railways
 Building Plots shaping the 

 spaces with active frontages
 Indicatice future 

 developments
 Commercial Plots
 Existing Green now Wallis 

 Gardens Park open to 
 community and framed by   
 quality buildings

 New public space with 
 future potential to connect 
 to the station

 New public spaces & places

18 19

Lake Farm Country Park

Minet Country Park

URBAN DESIGN STRATEGY

Crossrail Station due to open 2018; 
10 trains per hour, 16 minutes to 
London Paddington

Great Western Railway

High Street

Future Access From Land South of 
The Railway To Station And The Old 
Vinyl Factory  

North South Grain Street Pattern

Heritage Assett 

Employment Use

Residential Led Mixed-Use

Pocket Park

Existing Green Space

Potential Footbridge

Electricity Sub-station

Opportunities area beyond the 
housing zone.

North

Grand Union Canal

Hayes and 
Harlington 
Station

20 21

High 12+ storeys

2-3 storeys

5 storeys

13 storeys
11 storeys

7 storeys

15 storeys

5 storeys

BUILDING HEIGHT STRATEGY

North

8-10 storeys
6-8 storeys

Excerpt from GLA urban design strategy Excerpt from GLA masterplan principles; blocks and uses

Excerpt from GLA masterplan principles; open spaces Excerpt from GLA strategic urban design framework

Excerpt from GLA indicative masterplan

Excerpt from GLA building height strategy
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2.20	 Former Nestles Factory

The first of the landowners south of the station have now achieved 
minded to grant permission for a significant development to the 
east of the site. The planning application includes new homes, 
employment space and new amenities for local residents, as follows:

•	 1,381 new homes, including affordable housing

•	 Up to 530 on-site jobs

•	 Restoration of the canal frontage

•	 Over three hectares of public parks

•	 Reopening of a site to the public that has been closed for 
100 years

•	 Redevelopment of the Canteen Building to offer new 
community space, such as day nursery and a gym

By continuing an ongoing dialogue with the landowners and their 
design teams the proposals in this report have been mindful of the 
developing ideas and commitments of the Barratts/Segro proposals 
and considered in the context of the new buildings and public realm.
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