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18 MARCH 1997 HEAD OF PLAMNDONG SFERVICES

PARI'J.-MEHBERSANDPUBI.IC (DICIIJDEK;PRESS)

18. (8) Application No, Iecation

12853W/96/1667 H J HEINZ 00 L1
HAYES PARK
HAYES END ROAD
HAYES

(Date of receipt: 29,10.96)
(Tast amended plans received: 11.3.97)

Drawing Nos, DB 601~002,

Location/Site Plane, DEa 104,

105, New Building; DEn 203,

Parking Structure; DPA 401-407

p mi tion &
o] Buildings; Bea 501, so2

DPAICS Rev, | 109 fowl, 110, 111, 205, 2 l Elevations/Landsceping, received
207, Plannicy, Stadtament rewived 29,10.96 O 29.10.96, Piaming Statement

\ - ’ A = dated 22.10.96, Schedule B
’.‘/mpic _:'.(A-\[:acT' sond] ’{'hntfoar"r /N E5a STAqan -~ Schedule of Materials received
rectived 21,11.9¢ ) 29.10.96. DPFA 101, 102, 107 Near
s 4 .3.97 Building; 408, 409 Admin &
Lates Awthie "“‘""J 22.0.97,7.3.77, Research Buildings, DEA 103, 106

75 2 37 =. 23.1.97 23,1097 . 'V New muj ing; DB 201, 204

..4\.,.2 it B ’ !‘3- q~7', ’ K Parkingldm 13 1
\ 3.3.97. DWp4/A, Dups, DHE7,

. Highway Works:, received 7,3,97,

DPAIOS Kk«-Zﬁma@@g; 202, PRarking Structure

@ived 11.3.97.
=

Central Hillingden Tocal Plan - Metropolitan Green Balt '

(1) Su2@RY (a & B)

redundant offica ard part of the market garden wall, Idsted muilds
congent 1s sought in parallel for works to the two Grade TT# buildings. A

rackage of benefits incduding environmental Mraffic calming propesals and a
ibtrti.ymﬂl oli and local training initiatives hav:

Proposed eapplicantstobeswmedbymyofalagalagreemaﬂ. The
Proposals represent 3 substantial departure rom Green Belt policies of the )
Development Plan arﬂmmtbereferreatothesw'ebaryofstaﬁe Tar the

* . Green Belt objectives are not prejudiced by the proposals, while
the scheme wil), bring about a beneficial futiure 1ife ocaupancy forr the Lished

In light of the perticular ciroumstances of the site, a %ig~ level

of car parking provision than the council's current standards is censidereq

E
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mqotim-amasidmtifiedassxﬂtahleanwmjatafor

Creatment.,
(iv) The appl{cants mvmmwith&@:mﬂbom&ma%ﬂaﬂa%m
access the land at 1124 Uxkridge Road.

{V) The apnlicants mmtﬁththemthMampﬂﬂic
the western e irlc
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(vi) ﬂheazplimrmsmbarimoammmwg.thﬂ:e.cmnﬁlmamﬁmt

(vii) &emﬁmmﬁmﬂﬁmmqﬁmmthrﬂb@mﬁﬂm

the 1and,
{viii) Iheapplinants,arximyanceﬂsamintiﬂe,marmtouseau
mnmeamsmamthatlmﬁm{mvs)m

{ix) Mmmmmymtamﬁlmﬂmmtplanfm:

e npa@immaﬁmmmmmmmmme

diversion of i hrsservioescxrn:vidarmmssewjmsbo
sexvaﬂxemte,crtosecm:ewh}ic enhancement in the
Hayes area,

(i) MWMafmmmwBo,mmm
g g

3. MﬁmmmmmmmﬂumﬂmtEmSafﬂn

4. !htaﬁimmtaﬁmﬂmmmmaﬁmmmeﬁ:gaf‘this

5. ﬂlﬁtsﬂajacttoﬁ_nahave,theamljmtimwdefmedfcrdetmﬁ:atimty
poers

&, ihatifthea;pﬁmtimmmwed,thefouwjngmﬁitiusheaﬁzdmd.

1. (Bl)) Time Iimit Yo 1. (Bl) standard

2. (B16) Details/samples to submitted 2. (B16) Skandarg

3. Smpledetaﬂsafﬁ:etridm,sm 3. 70 ensure that the
andd other details Pursusnt to this _ Fresents a
pemiasimmllbeezechaim&tafm:ﬁ:e satisfactory appearance.
proval of the Local P Authority

coaaencenent of ks,

4. Deiausofﬂ)afd]mﬁngﬂ)a]lhemhnitted 4. To ensure that the
to,mﬂwty,ﬂnlmlplami:g presents
mwmmmm: satisfactory appearance,
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6.

8.

9.
0.

12.
13.

14,

#) openings, xoof top plant, slab levele

) Bt v, st
passes ar is likely to i
\'4 pass into any

&:rfacemtérnmofffrm i
be strictly controlled. themte

6.

7.
8.

Y]
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t)

15.

(B25) External Openings/Machinery 15. {B25) Standard

informatives:

1.
2.
3.
4-
5.
6.
7-

3.

9.

(3)

(1) DBeserved Matters

(3) Property Rights/Rights of Light:

{10) Disabled Persans

(11) Notification to Bailding Conbractoxs

{14) mmmmmmmmwmmm

and bedgerows and their reinforcement together with the restoration of relic

featiwes ond creation of new landscape featzmes (e.g. oopses).

Your attention is drawn to the need to comply with the requirements contained

in{i:eletterfxmﬂuaﬁwixunmthgemyzagardi:glmﬂdmjxngemﬂ

ewirommental quality previously seat o you.

Access fiorr the Fire Brigade is to be in aconvdance with eppwoved document BS

No. 29.

Under the terms of the Water Resources Act 1991, the prior writbten consent of

the Envirooment Agency is veguired for eny discharge of sewage ar trade

effluent jnto controlled waters (e.g. water courses and underground waters) ,

and may be required fox any discharge of surface water to such controlled

waters or for any discharge of sewage or trade effluent from baildings of

wabers. Such consent way be withheld. Oorcact Stephen Summerfield,

tel. no. 01992 - 645479 for details.

Under the terms of the Water Resources Act 1991, the prior agreement of the
to a soxrface watercourse. Contact: Stepben Sumerfield,

Tel. No. 01992 ~ 645479 for details.

The car park way be regquired to bold a Petroleum Licence. Please contact

S Applegarth of LFCDA, Tel. No. 0171 — 587 2958 fiur further details.

Moxlen Drainage Parinerchip acting as Monagement Contxactar to Themes Water

Ttilities Tid is empowered under Section 106(4) of the Water Industries

Act 1991 to refuse camection to a sewer if it is found to be prejudicial to

the public system. It is therefore recamended that the applicant liaise

with the Partnership at an early stage to resolve all drainage related

Pleasa cantact: Riciard Phipps, Engineering Consultancy, ITondon Borough of

Hillingdon, 128 Harlington Road, Uxridge, Middlesex UBS 3EY.

Tel. No. 01895 ~ 250283, Fax: 01895 — 250676.

INFORMATTION

STIE AREA: 66.8 Hectares 165 Acres

. CAR PARKING: Iost: 0 Provided: 738 Required: 560

TCIAT, FIOOR AREA OF DEVELOPMENT:

Existing to be demolished: 2320m2 24,980 ft2
Existing to be retained:  11992m? 129,092 ft2
Proposed: 7606m2 81,879 ft=

Total: 19,594m2 210,909 ft2

Hayes & Harlington Planning Sub-Comnittee — 18 March 1997 Page §

- ok -

T L)

-

PPN

R anai bt B PR L L L T

[ LT s e

P

R



v

TREES: TPO -~ Yes To Be Iost/Retiined — Proposal affects
mostly inappropriate coniferous tress.
Cawrehensive planting to be carried aut.
All TPO'd trees retained.

QORSULEATIONS:
NEIGHBOURS: . No. consulted: 323 Yo, of replies: 23

THE PROPOSAL HAS ALSO BEEN AUVERTISED AS:

(a) being a substential departure from the Development Plan
(b} being a listed buiiding or affecting its getiirg

Coments:

1. Concern over ancunt of traffic generated and effect on surrounding
roads/local enviramment {19 respondents).

2. Omwerntlmtpmposalislﬂcelytoleadtoﬂnﬂuardevelogmntonmewider
gite (Green Belt) {20).

3. New building should be 1o taller than existing (1).

4. Previous highway improvements promised not yet implemented (6)-

5. Adverse effect on property prices in the area (1).

6. Speed of existing Heinz employees as vehicles exrcessive (4).

7. Traffic calming measures required (3).

8. BAccess to the site ig dangerous (1).

9. Enouh office premises in lecality already (1.

' 10.Proposaldoamtamdwithprovisionsofnevelcguentman (2).

11. Concern that Field House may be of historical interest (1).
OTHER CONSULTATICNS: CCOMMENTS:

Hillingdon Fedevation of Residents Proposals contyary to policies contained

and Tenants Associations in the UOP, which is now at an advanced
stage of adoption. Proposals would result
jnasignifix:antchangeinmehmcarxi
character of the original huildings.
Tncrease huilt up appearance of the site
and surraunding Green Belt..

¥ellow Tane School mcpressedconcernaverpcxtentialincrease
in volume of traffic, particularly
Hewens Road. Conplementary measures
should be introduced to restrict traffic
to Hewens Road in the interests of
pedestrian safety.

North Hayes Residents Association Proposals o not accord with provisions of
the Developiment Plan, Concerns that
woald lead to further
development: on Green Belt land.

Home Farr Residents Association Concern over encroachment onto Green Belt
land and increase in traffic movements.
Promised junction inmprovements have not
materialised.

Hayes & Harlington Planning Sub-Committee - 18 NMarch 1997 Page 6
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Bwiromment Agency No objection in Irinciple. List of
conditions ing pollution ard

: flooding, List of infermatives provided
to attach to any planning permission,
MAYF

No comment:
British cas -

Alterations +o 925 supply should be
directed to Kenetica Itd, the naudnated
shipper for thig site,

London Fire g Civil Defence

Nos. IBA-001, ooz, 101,

102, 103, 104, 105, 106, 107,

110, 113, 201, 202, 203, 204,
206, 207 and 208 ang

Statement received on
28.10.96, -

Lea~003, 108, 1
20.2.97.

= 18 March 1997
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Access for Fire Brigade to he in

Autherity & with Building Regulations, car

' PArX may be required to hold Petrolemm
icence,

Mocgden bBrainage Partnership Informative regarding Sewage and drainage
matters,

Envirommenta) Services Condition requiring details of external
blant. Informative requiring comliznce
with legislation aoministered Ly Public

on Services,

Recreaticn Unit No response

Evylish Heritage No ebjaction

Sonthern Electrice No response

—
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66.8 Hectares _ 164.9 Acres

SULTATTONS :
NEIGHBOURS: No. sulted: Site Notices No. of replies: ¢
THE PROPOSAT, HAS aATso BEEN ADVE&'IS@ AS:

-(a) being a substantia] Departure from tha lopment Plan
(b) being a listeq ilding or affecting its satss

OTHER CONSULTATIONS: m‘@\
- \\

English Heritage

(4) REPORT (A & B}

Hayes End Roag. n'vuffmetmplexlssurzmmdedinthenmnbyfamlarﬂanda
25 acre strip of WO dand which together total 165 acres, all within the '
Grean Belt. Administration ang Research Building were separately listed

and expansion of the exdsting risteg Buildings for office usae, the
erection of a new office bailding andt the erection of a single deck car rark

The central plant area is retained while the upper lavel of the single deck car
park iz Toughly levael with the: adjacent ground level.

The applicarts have Provided the' following breakdown of figwres to illustrate the
chinges in existing floarspace allocation,

Existing floorspace to be demolished 2,320mz2

Existing Tloorspace to be retained 11,992mz
additiona) Flourspace 7 . 606m2

(iIncluding additional 306w in Research Building)

Total office floor area 18, 274m2

Net incresse in Eloorspace over existing 4,947m?

- Rayes & Hax)ington Flamning sub~Comiittes ~ 18 March 1597 Fage &
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inthéctderof_azgpeople. At its peak the rumber of staff emploved in the
exinting development reached 756 in 1980, Cuwrrent staffing levels however have
Tallen to 350 as Heins Uperations have been relocated to other sites.

The echeme provides a total of 738 Paxi.iij spaces serving all 3 baildings., A low
" ! p

ItispmtposedtomrmjmetouseﬂmexistmgaccesspointsfrmParKIamami
Hayes End Road. mju:rctionwithHayesMRoadardebridgeRoadvmmnaveto
bein'pravedbytimconstnmticnofatrqffic light controlled junction. Heinz
havealsoagreedminplenemﬂxewidenirgofmemmﬂ:emaﬁof}mymmnoad,
in two stages.

) v tha then ofmiagarﬂlocalGovenmtaftm:canmgm
the application in 1980. The Minister at that time considered there were i
c midawarrodech:eanaeltpcﬁicim In reaching this decision he

ﬂmLocallemingAuthority. ‘I\mfurt}mconditiunsrelatadtothemaintanaxm
ofﬂmopenpaﬁdardsettmgamthemhmmﬁdevelcpmnttotmmacre
cemtral porticn of the site. This was follawed hy:

1963  Detailed planning applicaticn approved for an office building and a
research uilding with a total fleorspace of 130,000 =g ft,

971 Single storey office building, measiwring 20,000 sq £t (Field House)
approved.

1971~ Other minor development proposals approved,
1988

1985  Outline application for exection of 80,000 sq £t of offices in low rise
Gevelopment. Appeal against nor-ietermination withdrawn on
22 Jarwary 1986 - no further action. :

1588  Application for change of use of food research uilding to any use within
Clasz Bl of the Use Classes Order without campliance with Condition No. 2
of the appeal decision ref, 1187/40621/81 refused,

Hayes & Harlington Planning SWo-Camittes = 18 March 1957 Page 10
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1990 outline amlicatiq: to refurbish, medmmnise ang extend existing
1991 Full application for the refurbishment and expansion of existing offices
and i

1992 Heinz re-submitted the schame to include all their landholdings to

1993  In March 1993 following the Public Inquiry, the Secretary of State
appxwedthepmposalstorefm:bishandexpamthe existinghﬂldingsto
provide 29,264m2 (314,800 sq ft) of offices amd Gecked car parking for
1200 cars,

1995 On 24 November 1995 the Administration and Research Buildings were

Blanning Policies and star ds
The following are relevant . - the application.

1. ici
FPG2 'Green Beltg!

Policies GB1, 6B2 an: GB3 of the Cortral Hillingdon Local Plan {CHL®) and
Policies OL1, Or2, oOl3 ang OL4 of the Proposed Modifications Versicn of the
Unitary Develcpment Plan (UDP). Policies B2 and oI identify acceptable

- Green Belt ugea, Policies GB3 amd or2 saektoexmxrethatfuttmedevelmaent
changes sacung appropriate envirommental benefits, are in accordance with

Yesult in a significant increaseintl-xem:i.ltupappaarame of the site or
result in any disproportionate change in the bulk and cha acter of criginal
buildings on the gite. ' _

2, mﬂmm:e_mm
Policies NC1, BC02, ECO3 and ECi4 of the CHLP and Policies EC2, EC4, BEC5 and
ECT of the P are considered relevant, Policy NC1 and BC4 refevs to the
protection and enhancement: of sites of nature conservaiion value particlarly
28 & source of recreational, educational and social enjoyment to the
commnity. The promotion of ratire conservation as gz part-time land use

Hayes & Har)irgton Planning Sub-Commitiog — 18 March 1997 Page 11
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The mjority of the Hayes Park site ig agriculturay land, Policy gpy {Crp)
and oI (UDP) states that Plaming Parmission wii) not be granteq for the
loss of tiig lamd to on-agricultural yges,

4. Recreation

ofpeoplemmldnmmlybelocatedintmn Part VI states
that 5 ideration when assessing develomment: is whether they
offer Lanming as provision op public, social and
facilities or Yestoration of deralict lanyg, Comensurate with the
extent of the . '.Imsisreiteratedinpollcywca CHLP,
PartIIIofbcthPo andLElofthemPsaeks 1deratimofwbl_1.c
availabillty while part 1v of thesge policies requires thg

‘te 3 . »
ofﬂzeCHIPandA!-naAoftheUDPreqm i enereVelopnenttopmvideparkmg‘
and othey highway facilities iy accordance with standardgs alopted by the
Iocal Plarning Authority {(Ixn), Policy 112 of the CHIP ang Folicy mmip seck
o secure Improvemerts in public ranspect services in conjunction with
developmarnt Proponals.

Prais '"Planning § the Historic Environment
PoliCiesULa.l, m:.wandum.s thheQﬂPaIﬁPoliCiesBEs BEGA, BE? and Bre
to

r {4
oftheUDPaxeconsidemdrelevantand exmuxethatanywca:kstothe
llstedstrucmrearﬂ withﬂumrsummm. :
7. Elamning peneritg

Policy Es of the cp Policy LR1g of the states that where

1. whether Green Belt objectives arg prejudiceq by the Proposals .
2. thegffactofthepmposalsonﬂmGradeII* List:edB:.:ildixgsamtheir
satting; .

Hayes & Harlington Planning Sub-Committes w 18 March 1997 Page 12



3. transport effects ard car parking provision;
4, landscaping enhancement and visual impact;
5, employment.;

6. acology iwd nature conservation;

7. planning chligations.

Green Belt

The proposed office development constitutes inappropriate development within the
Green Belt and is clearly in conflict with the provisions of the CHLP and

Modifications Version of the UDP. Howevexr, the proposal does not lead
to wnrestricted sprawl or cause coalescence of adjoining luilt up areas. Nor
does it lead to additiomal areas of open land being encroached upon. The new
mildmgaﬂdedcedcarmrkaretobelocatéawiﬂﬁnﬂmemdstmgdevelopmnt
area of the site, currently accommodating Field House (to be demolished) and the
car parking area. .

In evalvating the current proposal, consideration of the original appeal decision
mist be taken into account. In approving the development of the site in the
19605,ﬂmﬂﬁnninistuforﬂmsimam1malcovermmmnsideredtheproposal
inﬂ:emtextofmﬁerta}ﬁ:gsbyawellhmnfim,mprmmdmintainthe
parklmﬁasananenityfaahmeammadaptthedeveloprermmitssmmdims.
mmamda@ectmyfunmemmgmmantomnthmethemdmmttome
continuity and maintenance of the woodland and agricultural land that swrrourds
the site. '

Clearly a cammexcially viable development within the 'development area' has been
recognisedsi:mtheorigimlappealasakaytothemtura of Hayes Park and the
attairment of objectives of the Development Plan applicable at the time. The
listing of the Administration and Research Buildings Grade II* underlins the
importance of this being achieved.

The scheme approved hy the Secretary of State in 1993 for an additional 9,990m?
of office floorspace is now unlikely to be achievable due to the subseguent
listing Grade II* of the two principal uildings. The applicants state that the
current proposal for an additional 4,961m? is required to recoup the cost of
modernisaticn and refurbistment of the Listed Buildings and have submit-ted
viability studies to justify their clain. The applicants further state that the
additional floorspace sought im intended to provide new accemmodation to enable
H J Heinz OoLtdtoranainmﬂmsitamilerefurbis&mtmksammﬂertakm.

There is no guarantee that -he significant package of benefits now on the table
would ke available from & new ownar or that the woodland and faxmland areas of
Hayes Park would be maintained in an approgriate manner, particularly if the site
remwined vacant for some time. Perhapsthewoxstcasesoemriomldbeforma
sitetobesoldonasitisandleftb‘_,ranewmtodeterinratemctcderthat
eventually the Council might be forced to conzider a more intensive developrent
thanazrrentlyproposedincxdertorestoremeparklmﬂsettmg.

Listed Buildings

The Administration and Research Buildings built between 1962-1965, camprise
precast reinforced concrete frames with external colums made with sparkling
granite aggregate. Bathmildimsararectangularmplanthreestoreyshigh

with flat roofs. The buildings are set in spectacular landscaping, the primary
view of the buildings baing from the main entrance (Park Road) of the site.

Hayes & Harlington Planning Sub-Committee - 18 March 1997 Page 13



Itisﬂmebasicintarttomtnreﬂxelistaimiidhx;sarﬂmkethemworkas
office buildings to modern standards, providing more natural light at garden
level and erhancing the entrance identity of the bad? "ngs.

It is proposed to restore all existing precast cladding elements to their
eriginal colour, while the specification and perfarmance of the exterior curtain
walls will be upgraded. New entrance cancpies will be installed at the entrances
of each »1ilding, incorporating clear glase within a painted steel framework.

On the Adninistration Building, the central five bays of the east elevation will
ba opened up to form the new entrance, allowing more natural light to the ground
ficor offices. Similarly on the Rescisch Building, the central bays of the east
and west elevations will be opened up for the seme purpose. The three bays on
the north elevation will be opened up to form the new entrance while existing
service ramps will be removed. '

Internally the Research Building will ke re-planned by rationalising core
elements in the central area. A new floor would be constructed within the double
height laboratory space and an identifiable entry/reception area would ke created
at ground floor level. Two new lifts will be provided for the Administration
Building but the overall concept of the intermal layout will remain the same.

Tt is considered that the proposed refurbishwment of the two existing malidings
respect their character and quality as Listed Buildings Grade IT* and will hbring
about a beneficial futwre life occupancy for these buildings. The proposed new
nilding will complement the Listed Buildings while the removal of Field House
and car port building will erhance the setting of the Listed Buildings.

There are no cdojections in principle to the above proposals and English Heritage
have raised no objections subject to conditions to safeguard the special
architectural and historical interest of the buildirgs. Conditions governing the
concrete cleaning method, details of cancpies, materials and an architect's
specification of internal works wauld therefore be imposed.

A traffic and transport impact assessment report was prepared as part of the
application which considered the likely traffic and highway implications of the
development proposals, including an assesswent of the likely trip genaration,
distribution and assigment of development-related traffic and implications of
development traffic on the local highway network. The report concludes that
additional traffic generatsd by the proposals can be adequately catered for on
the existing road network and that no highway works are required to accomodate
the development proposals. :

The Area Frgineers, however, do not agres with the traffic consultants
conclusions and consider that some traffic calming and highway inprovements avm
required to accamcdate the additional txaffic movements. As a result, Heinz has
agreed to pay a global figure for signalisation and improvemerts to

Hayes End Road/Uxbridge Road junction and for the widening of Hayes End Road,
limited to council owned land before occupation of the development. The
applicants have also agreed to indemnify the Council against the full cost of any
Carpulsory Purchase Order for the acquisition of 3rd party land should this
become necessary. Heinz have further agreed to make all reascnable endeavours to
ensure that lorries (HGVs) use the Hayes End Road access/egress only. Traffic
calming measures in the form of pedestrian refuges are proposed alang Park Lane
and Kingshill Averue, while the entrance/exit at Hayes End Road is to be
realigned in order to discourage traffic using Mellow Lane East. These measures
will be cantrolled by weans of a legal agreement.

Hayes & Harlincten Planming Sub-Committee - 18 March 1997 Page 14



The scheme provides a total of 738 spaces at a ratio of 1 space/2/m? of office
flor space. this is an over provision, the current parking standards requirir,
a maximm of 560 spaces € 1 space/35n2. Central Goverrment advice (PPG13; RGG3)
segks to ensure that * val authcrities carry out tt iv land use and transport
programmes in ways which help to reduce growth in ts: length and number of
motorised journeys, encourage altemative means of travel and reduce reliance on
the private motor car. The Ccouncil's existing car parking standards which became
Council policy on 21 August 1996 are clearly more restrictive than before and
reflect contemperary strategic Planning Guidance.

Heinz argue that this levei of parkiing is necessary in order to secure funding
for the scheme and attract suitable end users to oocupy the developrent, given
the isolated location of the site. The site is not well served or easily
accessible to public transport, even from within the Boriugh. The applicamis
have offered to make a financial contribution of £159,000 to public transport
initiatives and are curvently discussing with Iondon Ira:ﬁwrf che possibility of
a hus route entering the site which would invelve improvemerc: within the site.

In light of the extant plamning permission for an additional 9,990m* «f office
space which provides 1,200 car parking spaces, the contwibution to public
transport initiatives, the provision of employment opportunities and given that
the refurbishment of the Listed Buildings is dependent upon the scheme going
ahead, it is considered on balance that parking should be allowed at this level
as a rare exception.

It is also recognised that there will be a transition period in achieving
Goverrment advice in PPG13, whereby public transport would be improved, thus
making it practical to reduce parking standards for more remcte ¢r Jess well
served sites.

Iandscaping Fnhancement and Visual Impact

One of the major features of Haves Park is the quality of its landscape setting.
Tne architect of the scheme has attampted to produce a development which is
sympathetic to the ariginal landscape strategy, producing a minimum impact on the
csltra:r:cazr1!;1:i.r)g parkland and respecting the architectural integrity of the existing
evelopment.

The existing office camplex sits on a simple grass mound within an informal
woded parkland. The propesed office building, located to the north of the
existing buxldmgs has a clear geometric plan with a rectangular landscaped

courtyard, maintaining the overall concept whlle creating a fully :.rxiepe.ndent
ilding with its owm arrival point.,

tthemamparld.rgdedcnukestheb&stusaofthasite 1evelstominimisethe
visual impact frem ocutside the site, permitbing mich of the lower deck to be
below the existing ground level. The lower parking level provides sufficient
open area for soft landscaping and free planting. Landscape strips are aiso
incorporated between the rows of parking bays on the upper deck to increase
screening, while the parapet walls arcund the new parking structurs will re-use
existing bricks from the demolished section of the former market garden wall. As
part of a wider landscape strategy, the whols of Hayes Park will be subject to a
detailed landscape proposals and management plan.

Brploymerdt
The preposal will allow H J Heinz to remain on the site in the new bailding and

would provide for the refurbishment of the existing building thereby providing
employment opportunities for local people. The applicants hv .- also agreed to
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contrilate towards initiatives to improve job opportunities for local people amd
to adhere to +the Hillirxgdon Compact, which seeks to maximise local recruibment.
Thig will have the benefit of achieving a pool of skilled local labour, able to
take advantage of job opportunities which may arise as a result of the
development. The rexruitment of local employees would in turn reduce the
ameunt/length of car journeys as 1ocal residents would be wore 1likely to use
public transport or make shorter journeys to work.

This is considered to be a waterial consideration which also contributes to
justifying a relaxation in maximm car parking standards.

Ecology and Nature Conservation and Aericultural Tand

Alongteszomﬁttymaintemnceplanispmposed far the 25 acre woodlard area
o the north-east of Hayes Park, to indicate the anmial, § year and 10 yearly

o of maintenance. Under the previocus packige of benefits negotiated for
the 1993 scheme, management of Hayeu ShrubwaStobabyatrustbodyccx@rising
the Council, London Wildlife Trust, local groups and representatives fram Heinz,

of a trust and educational resource centre by Heinz. Nevertheless the
maintenance of this site of local importance for.nature conservation is
considered to be a benefit to the area.

Heinz have offered to provide public access to their land at 1124 Uxkridge Road,

which is in the Green Belt and has been subject to repeated pressure for

deverlopment. ‘The irtention is to hard over the land to the Council either ly way _
of a long lease or to sell cutright for a nominal sum. The aim is to conbine B
thislarﬂwiﬂlastr:ipofadjacentlarﬂtothewestwhichisalreadymmedbythe i
Comcil. This would make it possikle +o achieve site specific proposal 6 of the

CHIP which in accordance with Policy RL8 proposes. to designate this 1.8 acre site

ag wode open space.

The applicants are also prepared to make available a public footpath alorg the
western boundary of the site. Public access to the Green Belt will therefore be
achieved in 2 ways.

Heinz propose to covenant with the Oouncil that 1l the land currently used for !
non-intensive agricnliral purposes at Hayes park is used for no other purpose in ;
parpetuity.

Financial Considerations : .

Furthermore, the applicants haveagreedtoprcvideagt.aaranteednﬁninmsmof
money f£or public transport jnitiatives, tratfic calning measures, the
signalisation of Hayes End Road/Ustridge Road junction and the widening of

Hoyes End Road, with a further commitment to west the Council!'s costs involved in
progressing associated documentation for the Compulsory Purchagse Order should
this become necessary. Heimhavealsoagreedtoprovidewmrtedsmsforthe
future maintenance of 1124 Uxbridge Road and the public footpath linking

¥-ilow Lane East and Charville Lane, a eontribution towards an envi

irormental
improvement and protection fund and £30,000 towards local training initiatives.

R
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The cost of providing 1124 Uxbridge Road and works required to provide public
access, the value of agricultural land made available for the public footpath,
ﬂeopporhmitycostofgivhgupdevalopmextorusevaluecfﬂayesmmand
Home Farm, other than for non-agricultural use and the achievement of long term
forestry management for Hayes Shrub huve also been cited ky the applicants as
some of the plarming advantages and public benefits offered as part of the
schere, Your officers have been satisfied that the benefits and S P

are reasonable given Heinz's othar costs and the capital value of the completed
developments,

Public Consultat

uwenty-three letters of chjection were veceived from individual residents, plus
four Jetters from varicus Residents Associations and one from Mellow Lane School,
raising objections to the proposals. The most frequently expressed cancerns
relate to traffic issues, particularly the potential increase in the volume of
traffic generated by extra pecple working at Hayes Park. Anticipated Puture and
past peak employment figlres suggest: that the potential mumber of staff working
in the new development would only be slightly higher than when Heinz occupied the
site at full capacity. Traffic calming measures have been included in the
Highway improvem nts proposed as part of the development.

The Area Engineer is satiafied that the total mmber of likely traffic movements
- can, in principle, be accommodated on the local highway netwerk without affecting
vehicular flows or traffic/pedestrian safety. This relies however on the
detailed desiogn and implementation of the praposed Jjunction improvements and
traffic calming measures. Other valid concerns sumarised in the information
section have been dealt with above.

Conclusion

Since the granting of the larger 1993 permission there have been material changes
in ciremmstances, namely the listing of the Research & Administration Buildings
and the adoption of more stringent car parking standards in line with Central
Government advice. In assessing this application it has been necessary to
evaluate the extent to which envirommental inplications of the development are
considered acceptable, the refurbishment of the two Grade IT* Listed Buildings,
as well as the applicant's case to allow relaxation of Green Belt policy and the
acceptability of the package of Green Belt, transportation and highway benefits,
Having regard ¢o these factors, officers are satisfied with the scheme proposed.
The proposats will secure refurbishment of buildings no longer suited to modern
neecis, which together with the proposed new kailding will be likely to attract
new fims to the Borough, providing employment opportunities for local people.
The new building will also enable H J Heinz Co Ltd to remain on the site. If
Mambers are mindful net to refuse the application, officers will continue to
negotiate wilh the applicants the details of the legal agreements, while the
proposal will be referred to the Secretary of State for the Enviromment to

DecisionoftheSecrertazyofstateformeEmiromentare}u.mn.

The background documents used in the preparation of this report are those
mmbered below from the comprehensive list included at the ard of the agenda:-

1, 2, 5, 21, 22, 23, 45, 72
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Tn addition the following documents were also useds~

(a) 27 letters making representations (theconterrtsofwlﬁcharesmmarisedin _ :
the report).
(b) 6 statutary consultations (the contents of which are samarised in the
report.
(210CONTD) BGH
i
!
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