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1.0 Introduction

This document has been prepared by Create Design 
Ltd on behalf of FJC Developments Ltd and North Hyde 
Developments Ltd.  Located in Hillingdon on North 
Hyde Road the site stretches back towards Nestles Road 
and has foot path access through to Sandow Crescent.

This application comprises a residential proposal 
consisting of 2 residential blocks totalling 41 flats (4x 
studio, 7x 1 bed, 20x 2 and 10x 3 bed).

Site Location and Context
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Hillingdon Location Map in Greater London

2.0 Opportunities and Constraints

Hillingdon Locality Profile

N

Site Location

Located in the London borough of Hillingdon the site is 
located within the Botwell ward of Hayes and Harlington.  
The site is located a few hundred meters to the south of 
Hayes and Harlington train station.

The site itself consists of the former Victoria pub and a 
series of parking garages to the rear from which there is 
a pedestrian link through to Sandow Crescent.

Site Location
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Site Location Aerial Photograph

Site Location and Area
2.0 Opportunities and Constraints

Nestles Avenue

North Hyde Road
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Site Location

Hayes and Harlington Station 

OS Map with Site boundary and Area

Site Area 
3606m2
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2.0 Opportunities and Constraints
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Former Victoria Pub SIte

Garage Site

The site consists of two principal ownerships: the former 
Victoria Pub and Sandow Garage sites.  

The Strip shown with a blue dotted outline is subject 
to restrictive covenants and a right of way.  This area is 
currently inaccessible and overgrown and the intention 
is to open this up and bring it back into use.

Site Demise Areas

Area subject to restrictive 
covenants and right of way 

Site Demise Areas
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2.0 Opportunities and Constraints

Local Plan Policies Map showing site relative the former Nestle site (SA5), the railway line and Hayes town centre (blue)

N

Local Plan and Surrounding Areas

Site Location

Town centre located to the north of the site

The adjacent plan illustrates where the site sits within 
the local site plan, relative to the town centre and its 
location on the southern edge of the Hayes Housing 
Zone.
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Site relative to SA5: identified for strateigic development ~1800 new homes 

2.0 Opportunities and Constraints
Local Plan and Surrounding Areas

Site Location

Hayes and Harlington Station

Hayes Village residential block under construction on the former Nestles site (Site A)

Policy SA 5 addresses the phased development in the 
large tract of land to the north of the site bounded by 
Nestles Avenue.  This consists of large residential blocks 
such as Hayes Village illustrated under construction 
below. 
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Existing Buildings 

Station Road

Nestles Avenue 
Childrens Centre Access Self Storage

Tesco ExpressEsso 

London Motor Museum

2.0 Opportunities and Constraints
Surrounding Buildngs

Asda Superstore

Hayes Medical Centre

Asa Court
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2.0 Opportunities and Constraints

View of site looking East down North Hyde Road View of site from Northfield Park Road

View of site looking West down North Hyde Road

Site with old Victoria Pub

View looking down Sandown Crescent to pedestian access route at rear of site

Pedestiran Access 
to rear of site

Existing Buildings- Site Photographs

Site with old Victoria Pub

Site with old Victoria Pub
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2.0 Opportunities and Constraints
Site Photographs- north passage to east of site at Nestles Avenue

4   Sandow Crescent Approach

1 Overgrown right of way 2 Overgrown right of way

3 Right of way to rear of garages site

1
2

3

4
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2.0 Opportunities and Constriants
Site Phototgraphs- Sandow Crescent approach to site and electrical sub station

3 Electrical Substation

1 Approach to Sandow Crescent 2 Approach to Garages from Sandow Crescent

4 Electrical Substation 5 Electrical Substation 

2

1

3,4
5
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2.0 Opportunities and Constraints
Site Photographs- car garages and offices at rear of former Victoria Pub

Former Victoria Pub Site

Garages Site

Existing Electrical 
Substation

1   View into garages site

2   View into garages site

3   Offices in garage site 4   Garage site 5  Entrance to G arage site

3
1

4 5

2
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2.0 Opportunities and Constriants
Site Phototgraphs- Victoria Pub North Hynde Road approach

Garages Site

1
11 1

1   Car park at rear of Victoria Pub 1   View of Pub from North Hyde Road

1   View of west side of Victoria Pub 1   View of east side of Victoria Pub
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2.0 Opportunities and Constriants
Site Phototgraphs- Local Vernalcular
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2.0 Opportunities and Constraints
Minimum Space Standard

The table opposite shows the minimum space standards 
for new dwellings from the London Plan (these figures 
are the same as the National Space Standards).

The proposed layouts comply with the table from the 
London Plan.
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2.0 Opportunities and Constraints
PTAL Rating

The site has a PTAL rating of 5 and is located a few 
hundred meters to the south of Hayes and Harlington 
station the property is conveniently located within a 
short walking distance from the main town centre and 
shopping street that lies just beyond the station on 
Station Road.

Parking

To the right are extracts from Hillingdon’s planning 
policy for residential and commercial parking.

For residential 20% of parking spaces require to be 
provided with active charging spaces and passive 
provision for the remaining spaces. 

10% of spaces to be provided for blue badge holders.

Motorcycle spaces to be provided at rate of 5% of car 
parking spaces.

Under the current London plan sites with a PTAL rating 
of 5 are encouraged to provide no car parking spaces.   

Following a pre-application meeting of 22nd July 2021	
planning officer Zenab Haji-Ismail explained that part 
of the site falls with PTAL 4 and part within PTAL 6. The 
London Plan allows for car free developments, save for 
disabled parking, in PTAL 5 and 6 locations so, on bal-
ance, a car free scheme with disabled parking is likely to 
be acceptable.
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2.1 OPTION A SITE DIAGRAM
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2.3 SITE OVERVIEW
BLOCK B

2 STOREYS
BLOCK A

4 STOREYS
CONTEXT

3 STOREYS
BLOCK C

4 STOREYS

2.0 Opportunities and Constraints
Previous Planning Scheme and Officers Report

      In 2020 pre-application advice was sought for the 
comprehensive redevelopment of the former Victoria 
Public House site and the Sandow garages site to erect 
two separate 4-storey buildings together with a lower 
scale 2-storey building above some parking spaces 
along the eastern boundary comprising 41 units (10 x 
1, 24 x 2 and 7 x 3 bed) with 31 parking spaces accessed 
off North Hyde Road. The Council made the following 
comments in their pre-application response dated 12 
August 2020 (Ref: 21432/PRC/2020/71):

•	 If the garages are in employment use, then any 
loss will need to be justified under Policy DME2;

•	 35% of the development will be required as 
affordable housing, split 70% social or affordable rent 
and 30% intermediate, subject to viability;

•	 The Council’s current housing need figures 
show a substantial borough wide requirement for 3 bed 
properties across both private and affordable tenures;

•	 While not listed or within a conservation area, 
the former public house makes a positive contribution to 
the street scene and should ideally be incorporated into 
any redevelopment.  If this is not possible then it should 
be recorded to Historic England prior to demolition;

•	 Block A (fronting North Hyde Road) is three 
storeys with a recessed fourth floor and is of a bulk and 
mass that respects this part of the townscape.  However, 
it’s sited very close to the western boundary resulting 
is some small and awkward spaces and it’s unclear if it 
achieves a 21m separation distance to the neighbouring 
habitable room windows to the west.  The two-storey 
element adjacent to the access road containing the bins 
and cycle store provides an unwelcoming entrance to 
the development and should be removed or redesigned;

•	 Block B (positioned above the parking spaces 
along the eastern boundary) is considered to provide a 
poor relationship to the adjoining properties and is not 
supported;

•	 Block C (located at the rear) could be improved if 
its height and bulk were reduced to be more compatible 
with the neighbouring two-storey houses;

•	 The reduction in units arising out of the above 
comments will reduce the number of parking spaces 
and free up more space for landscaping and private and 
communal amenity space;

•	 Although the site is not subject to a TPO there 
are a number of trees on or adjoining the site so an 
aboricutural impact assessment should be submitted 
with the application;

•	 There are concerns that the proposal will 
overlook and have an overbearing impact on the 
properties along Nestles Avenue, Sandow Crescent and 
North Hyde Road. In this respect, the submission will 
need to clarify the position of the existing habitable 
room windows on these properties and demonstrate 
separation distances of 21m are achieved;

•	 A sunlight and daylight report should be 
submitted to demonstrate there will be no unacceptable 
sunlight, daylight or overshadowing impacts;

•	 The Council’s amenity space standards require 
the following [in the form of combined private and 
communal amenity space]:

1 bed – 20sqm
2 bed – 25sam
3 bed – 30sqm

•	 1 parking space per unit should be provided, 
unless a lesser number is suitably justified.  10% of all 
spaces should be disabled and 20% should have active 
electrical charging points;

•	 A Transport Statement should be submitted 
with the application to demonstrate how refuse 
collection and servicing would take place;

•	 Any future application should also be supported 
by an Air Quality Assessment, Desktop Contaminated 
Land Survey, Energy Statement, Sustainable Urban 
Drainage Strategy, Urban Greening Factor Assessment 
and Fire Safety Statement.
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Arial view down Grove Road looking west with high rise residential buildings highlighted

3 Stories

4 stories

3.0 Scale
Scale; Adjacent Building Heights

View of 4 story residential blocks on North Hynde Road

View of 3 story residential blocks on North Hynde Road

Site
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3.0 Scale

2B 4P

2B 4P

2B 4P

2B 4P

3B 5P

Studio

2B 3P

2B 3P

2B 3P

2B 3P

2B 3P

1B 2P

1B 2P

External Play

16 Parking Spaces

7 Parking Spaces

N

Hammerhead to allow for 
refuse truck access 

Design Development- Proposed Massing

In 2021 a Pre-App scheme was submitted (Ref: 21432/
PRC/2021/136).  Two options were presented as shown 
below and the councils comments were as follows;

•	 There is no in-principle objection to the 
redevelopment of the site for residential use.  However, If 
there are any employment uses on the site the applicant 
will need to justify their loss under Policies DME 2 of the 
Local Plan and E7 of the London Plan;

•	 The development should provide a minimum 
35% affordable housing with tenure splits of 70% social/
affordable rent and 30% intermediate, unless a lesser 
amount can be justified by way of a viability appraisal;

•	 The proposal should aim to provide at least 25% 
of the units as family sized units (3 or more bedrooms);

•	 The height, bulk, scale and mass of the 4-storey 
block to the front is broadly acceptable, subject to the 
upper floor being recessed and the butterfly roof being 
replaced with a flat roof;

•	 The 7 parking spaces within the front setback 
area adjacent to North Hyde Road would detract from 
the setting of the front block and should be replaced by 
more soft landscaping;

•	 The option which proposed two blocks at the 
rear was considered unacceptable as it resulted in a 
cramped layout with inadequate separation distances 
between the two blocks and adjacent dwellings;

•	 The option which proposed a single block at 
the rear also raised concerns about a cramped layout, 
particularly given the predominance of parking in the 
centre of the site and the subsequent inability to provide 
sufficient landscaping and setting space.  Concerns were 
also raised about potential overlooking to neighbouring 
properties with officers suggesting a minimum setback 
of circa 7m to the eastern boundary where it abuts 
the existing medical centre car park that could be 
redeveloped in the future and 21m to the houses to the 
north and east;

•	 In respect of the medical centre to the east, the 
Council also suggested any future application should 
provide an indicative masterplan to demonstrate how 
it could be redeveloped in the future alongside the 
proposed scheme;

•	 Given the sites high PTAL rating of 5, a low car 
housing scheme was recommended which restricts 
parking to disabled persons only.

(Bin and Bike 
Store on Ground 

North-south right of way which is  currently 
inaccessible and overgrown will be opened up and 
reinstated to create a walking route connection from 
North Hyde Road through to Nestles Avenue.

East-west connection to Sandow Crescent 
maintained and enhanced connecting to 
new north-south footpath through site 

21m

16m

16
m

(Bin and Bike 
Store on Ground 

2B 4P

3B 5P

Studio

2B 3P

External Play

16 Parking Spaces

7 Parking Spaces

2B 4P

2B 4P

2B 3P

2B 3P

2B 3P

2B 4P

2B 4P

2B 4P

N

(Bin and Bike Store 

on Ground Floor)

21m

16
m

(Bin and Bike Store 

on Ground Floor)

Hammerhead to allow for 
refuse truck access 

North-south right of way which is  currently 
inaccessible and overgrown will be opened up and 
reinstated to create a walking route connection from 
North Hynde Road through to Nestles Avenue.

East-west connection to Sandow Crescent 
maintained and enhanced connecting to 
new north-south footpath through site 

Three Block Option

Two Block Option
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3.0 Scale
Design Development- Proposed Scheme

3B 5P

1B 2P

2B 4P

2B 4P

3B 5P

2B 4P

2B 4P

2B 4P
2B 4P

3B 5P

Amenity/ Play 
Space

N

Hammerhead to allow for refuse/
fire truck access in grasscrete

(Bin and Bike Store 

on Ground Floor)

21m

21m

21
m

(Bin and Bike Store 

on Ground Floor)

2 Accessible 
Parking Spaces

Amenity/ Play 
Space

Amenity/ Play 
Space

Amenity/ Play 
Space

Angled windows 
to avoid overlooking 
to Asala House

Electrical Sub-station

18m

2 Parking 
Spaces

21m

2B 4P

North-south right of way which is  currently 
inaccessible and overgrown will be opened up and 
reinstated to create a walking route connection from 
North Hynde Road through to Nestles Avenue.

East-west connection to Sandow Crescent 
maintained and enhanced connecting to 
new north-south footpath through site 

Accessible 
Parking Space

Indicative Masterplan 
showing potential extension 
to Hayes Medical Centre 

Following the Pre-App (Ref: 21432/PRC/2021/136) 
of the two options presented the 2 block option was 
developed as illustrated opposite.  
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3.0 Scale
Design Development- Setting Out Diagram

Setting Out Diagram

N

21m

21m

21
m

21
m

Masterplan

Numerous attempts have been made to contact the 
owner of the medical centre to the west to incorporate 
that site into the proposals however the owner has been 
unresponsive.

The  Council therefore requested an indicative 
masterplan showing how the medical centre site could 
be redeveloped in the future alongside the proposed 
scheme.  The diagram opposite shows one example 
of this could occur although there are a number of 
approaches that could be taken.

Indicative Masterplan 
showing potential extension 
to Hayes Medical Centre 
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Alternative potential extention to Hays Medical Centre
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4.0 Proposed Development
Amount- Accommodation Schedule

SCHEDULE OF ACCOMMODATION
637 The Former Victoria Pub and Sandow Garages Site Area Schedule 

AUTHOR
DATE
REV

Floor Flat No. Marketing No.

St
ud

io

1B
 2

P 
GI

A

2B
 3

P 
GI

A

2B
 4

P 
GI

A

3B
 4

P 
GI

A

3B
 5

P 
GI

A

Pr
iv

at
e 

Am
en

ity

Ot
he

r

Ground Floor Flat B1- 0-01 90 21
Flat B1- 0-02 81.0 23
Flat B1-0-03 67 20
Flat B1-0-04 70 22

Bin  Store 20
Common Corridors 29

Flat B2-0-01 63 18
Flat B2-0-02 51 28
Flat B2-0-03 41 32
Flat B2-0-04 63 33
Flat B2-0-05 62 62
Flat B2-0-06 73 34
Flat B2-0-07 39 28
Flat B2-0-08 76 28

Bin Store 28
Common Corridors 42

2 1 4 3 1 1
80 51 255 219 81 90 349 119

First Floor Flat B1-01-01 90 8.6
Flat B1-01-02 81 7.3
Flat B1-01-03 90 8.7
Flat B1-01-04 69 8.5

Common Corridors 29
Flat B2-01-01 67 8.2
Flat B2-01-02 51 7
Flat B2-01-03 39 7.2
Flat B2-01-04 88 8.1
Flat B2-01-05 62 6.4
Flat B2-01-06 74 7.1
Flat B2-01-07 50 9
Flat B2-01-08 70 7.3

Common Corridors 41
1 2 2 3 1 3
39 101 129 213 81 268 93.4 70

Total internal area in SQ M

Second Floor Flat B1-02-01 90 8.6
Flat B1-02-02 81 7.3
Flat B1-02-03 90 8.7
Flat B1-02-04 69 8.5

Common Corridors 29
Flat B2-02-01 67 8.2
Flat B2-02-02 51 7
Flat B2-02-03 39 7.2
Flat B2-02-04 88 8.1
Flat B2-02-05 62 6.4
Flat B2-02-06 74 7.1
Flat B2-02-07 50 9
Flat B2-02-08 70 7.3

Common Corridors 41
1 2 2 3 1 3
39 101 129 213 81 268 93.4 70

Total internal area in SQ M

Third  Floor Flat B1-03-01 65 16.3
Flat B1-03-02 71 19.8
Flat B1-03-03 55 15.7
Flat B1-03-04 50 17.8

Common Corridors 24
Flat B2-03-01 73 16

Common Room 42
Common Room Terrace 34

Roof Garden 74
Corridor 12

0 2 1 2 0 0
0 105 65 144 0 0 85.6 186

4 7 9 11 3 7

158 358 578 789 243 626

40 51 64 72 81 89
Communal Amenity 119
Private Amenity 621

PROJECT REF 637
PROJECT TITLE
PROJECT ADDRESS

The Former  Victoria Pub
UB34QH

Total internal area in SQ M

Total internal area in SQ M 314

776

831

No. of Flats
Area in SQ M

26/11/2021

No. of Flats
Area in SQ M

CLIENT Curwen Group

New Build Total No. of Flat Types
New Build Total No. of Flats 41
New Build Total Area of Flat Types in SQ M
New Build Total Area in SQ M (Flats) 2752
New Build Average Area of Flat Types

No. of Flats
Area in SQ M

No. of Flats
Area in SQ M

831

SCHEDULE OF ACCOMMODATION
Building 1 Page 1 of 1

The overall schedule of accommodation consists of 41 
residential units spread across two blocks consisting of 
16 on the south side of the site (Block 1) and 25 in the 
block to the north (Block 2).

The blocks contain a mixture of studio, one, two and 
three bedroom flats as per the schedule opposite(4x 
studio, 7x 1 bed, 20x 2 bed and 10x 3 bed).  The mix is 
considered appropriate for the central location with the 
25% requirement for 3 beds met.
 
Amenity space consists of balconies, private garden 
areas  and communal space.
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4.0 Proposed Development
Proposed Layouts
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Ground Floor

•	 2 residential blocks
•	 North Hyde Road residential block reinforces street 

frontage, orientated parallel  to the street.
•	 Larger family units with defensible space/ garden 

zones
•	 External bike stores located across the site 
•	 Bin stores in each block
•	 Open amenity spaces located around and between 

the blocks
•	 Network of paths to navigate around and through 

the site
•	 Access road and accessible parking/ service drop off 

minimised
•	 Open amenity spaces located around and between 

blocks, including play areas.

The development consists of 2 blocks totalling 41 units.  
Block 1 facing north Hyde Road comprises 16 units and 
Block 2 comprises 25 units.

A series of connecting pathways connect the site, 
providing access to each block as well as ground floor 
flats with private gardens.  The north south right of way 
running down the west side of the site will connect 
North Hyde Road with Nestles Avenue.   The east-west 
connection to Sandow Crescent is maintained and 
enhanced connecting to the new north-south route 
running down the west of the site.




