
Design & Access Statement 
6th August 2020 | 15406_L11_002_01

9 Nestles Avenue



9 Nestles Avenue - Design & Access Statement

2 of 84

Rev Description Date Checked

00 Draft 27.07.20 DJ

01 Planning Issue 06.08.20 SB

©2020 TateHindle Limited

No part of this document may be copied, reproduced, distributed or transmitted by any means without prior consent of the Client through written authorisation. TateHindle Limited and its collaborators are not responsible for nor shall be liable 
for the consequences of any use made of this Report. Every effort has been made to credit the source of photographs, illustrations and CGIs; we apologise for any errors, omissions or other inaccuracies.



9 Nestles Avenue - Design & Access Statement

Contents

1.0	 Introduction
1.1	 Purpose    � 5

1.2	 Development Team  � 5

1.3	 Introduction� 6

2.0	 Assessment
2.1	 Location        � 8

2.2	 Historic Development       � 9

2.3	 Existing Site       � 10

2.4	 Emerging Context     � 11

2.5	 Transport Opportunities    � 21

2.6	 Planning Policy & Precedent   � 22

2.7	 Previous Appealed Scheme          � 23

3.0   Involvement
3.1	 Consultation� 26

4.0	 Evaluation & Design
4.1	 Design Evolution� 29

4.2	 Masterplan - Day 1         � 30

4.3	 Masterplan - Day 2      � 31

4.4	 Use      � 32

4.5	 Layout and Footprint      � 33

4.6	 Overall Landscape Masterplan    � 36

4.6	 Boundary Comparisons   � 46

4.7	 Amount      � 49

4.8	 Scale and Building Heights Comparison     � 52

4.9	 Landscape Terraces    � 55

4.10	 Appearance � 60

4.11	 Bay Studies     � 65

4.12	 Proposed Materials� 68

4.13	 Interior Mood Images� 69

4.14	 Interior Layouts� 70

4.15	 Exterior Lighting    � 72

4.16	 Secured By Design  � 74

5.0	 Access
5.1	 Access Introduction� 76

5.2	 Transport Connections� 76

5.3	 Inclusive Access� 76

5.4	 Links to Surroundings� 77

5.5	 Service, Deliveries, Refuse & Management� 78

6.0	 Sustainability
6.1	 Sustainability Strategy� 80

7.0	 Building Services
7.1	 Building Services Strategy� 82



9 Nestles Avenue - Design & Access Statement

4 of 84

1.0	 Introduction



9 Nestles Avenue - Design & Access Statement

5 of 84

1.1	 Purpose    

TateHindle have been commissioned 
by Meadows Partners to prepare a 
planning application for a new residential 
development at 9 Nestles Avenue, Hayes 
UB3 4SA.

This Design & Access Statement is part of 
the planning submission for this site.

Our report should be read in conjunction 
with the planning statement and all 
other reports and documents submitted 
separately as part of the planning 
application.

1.2	 Development Team  

Client / Landlord

Meadow Partners

Architect

TateHindle

Planning Consultant

Daniel Watney

Fire Engineer

JGA

Civil Engineer

Heyne Tillet Steel

Building Services / 
Sustainability

Mecserve

Daylight & Sunlight

eb7

Landscape Architect

Exterior Architecture

Communications

BECG

Transport Consultant

i-Transport

Aboriculturalist

Arbeco

Cost Consultant

Cast Consulting

Acoustic Consultant

Mayer Brown

Structural Engineer

BWP

Archaeology

CGMS

Meadow Partners is a dynamic property company founded in 2009. Their 
management team has over 50 years of collective development and property 
investment experience, with offices in both London and New York. Alongside their 
residential, office, leisure and retail assets across London, they hold a worldwide 
portfolio of properties with projects in Europe and the United States.

The professional team of consultants listed below have been assembled by 
Meadow Partners as part of the site development team.



9 Nestles Avenue - Design & Access Statement

6 of 84

1.3	 Introduction

The site is located close to Hayes town centre in the 
London Borough of Hillingdon. 

This report sets out the local context in which the building 
sits, explains the design principles and details the 
building’s design strategy.

The aims of the proposal are to redevelop the site at 9 
Nestles Avenue which sits in the centre of an designated 
area of opportunity for development.

The scheme involves demolition of the existing building 
and redevelopment to provide a building of 11 storeys 
comprising residential accommodation, associated 
landscaping, access, car parking and cycle parking.

The proposed form, scale, and materials of the scheme 
take cues from the existing industrial heritage of the 
surrounding area and the emerging context of the local 
built environment.

A planning application was submitted in December 
2018 for a residential led mixed use development on the 
site. This was ultimately turned down at appeal. This 
new schemes develops the positive elements of the 
previous scheme and addresses aspects raised by the 
inspectorate at appeal.

View of the proposed scheme along Nestles Avenue looking north east.
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2.1	 Location        

The site lies approximately a third of the way along 
Nestles Avenue, close to Hayes town centre and Hayes 
and Harlington Railway station. It is 0.23 hectares in size 
and occupied by a single storey building with a 2 storey 
block to the south in an art deco style. It is a part of a 
larger industrial zone located to the south of the railway 
line and the Grand Union Canal, bordered by Nestles 
Avenue. Further south of Nestles Avenue lies mainly 2 
storey suburban housing. 

At the western end of the industrial zone is a cluster of 
separate units of which the site is one. The north of the 
site has a boundary with the Squirrels industrial estate. To 
the west the site boarders 7 Nestles Avenue which has a 
single building in similar industrial style.

The site is bordered to the east by the former Nestle 
Factory site which is currently under development for 
a mixed use scheme comprising over 1,300 homes and 
substantial industrial/distribution space. The former 
factory site includes a number of locally listed buildings 
and structures.
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Aerial view showing site contextFormer Nestle Factory proposed master plan under construction
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2. ASSESSMENT

2.6 Historic Development

Hayes was a rural area until the opening of the Grand Union 
Canal in 1796, which connected London and Birmingham and 
encouraged the excavation of brick clay, which was transported on 
the canal.

The Great Western Railway was completed in 1838, although 
Hayes station did not open until 1864.
It was not until the early 20th century that residential and industrial 
development took off, attracted by the transport links.

In 1912 the Sandow Chocolate Factory was opened on the Nestle 
Factory site, set in landscaped grounds in line with the “Garden 
City” principles of the time. The factory’s sports grounds extended 
over the site of 9 Nestles Avenue.

In 1929 Nestle took over the site and began producing instant 
coffee. Several extensions were made to the Nestle Factory, 
particularly in 1916 and 1949. The land to the immediate east of 
9 Nestles Avenue remained as sports grounds. The land to the 
west began to be developed for industrial use. It is understood 
the existing building was erected on 9 Nestles Avenue in the late 
1930’s and was most recently used as a printworks.

6

Figure 3.1: Extract from the 1914 Ordnance Survey Map (surveyed 1913)

Figure 3.2: Sandow’s Cocoa Factory, c. 1916 (Nestlé Archives)

3.6 Between 1912 and 1914, Sandow’s Cocoa Factory was constructed on the site for the 
production of ‘Sandow’s Health and Strength Cocoa’. The company was founded by 
Eugene Sandow, a circus strongman considered to be the father of bodybuilding and 
who attributed his strength to drinking cocoa. The company was initially established in 
1911 in a Georgian property on Old Kent Road however, following initial success, the 
site at Hayes was chosen for the construction of a larger factory, for its proximity to the 
Grand Union Canal and the railway. The factory, as illustrated in figure 3.2 took the form 

10

Figure 3.7: Extract from the 1935 Ordnance Survey Map of the area 

3.11 It is likely that the pair of caretaker’s lodges in the south-east corner of the site were also 
constructed at this time as their design appears synonymous with this period, although 
no evidence exists to confirm this. They are first shown in 1932 air photograph of the 
site as illustrated in figure 3.8. The lodges were a fair distance from the main factory 
building and separated by orchards running along the southern boundary. 

Figure 3.8: Aerial photograph of the site taken from 1932 showing the presence of the 
caretaker’s lodges, highlighted in red (Britain from Above)

3.12 In 1929, PCK was bought by the company, Nestlé which was originally established by 
Heinrich Nestlé and produced condensed milk. The site was also taken over by the 55

12

Figure 3.10: Aerial photograph of the Nestlé Factory at Hayes taken 1939 (Britain from 
Above)

3.15 In 1949, the Hayes site became the Nestlé UK headquarters leading to further 
developments including the construction of a separate canteen in 1954, within the south 
portion and orientated towards the then, principal entrance to the site with ‘Moderne’ 
style south and west elevations.

3.16 Further change to the site took place between 1954 and 1963 and included the 
construction of a new principal entrance foyer to the factory on the south elevation with 
associated avenue through the wooded area to the south, allowing greater visual 
presence from Nestles Avenue. There is some debate regarding the construction date of 
this addition and additional targeted research has failed provide greater confirmation. 
However, the orientation of the 1954 canteen with its more architecturally elaborate 
façade facing the original main entrance to the site would strongly suggest that the new 
south entrance to the factory was constructed after this addition, but before 1963 as 
illustrated in the Ordnance Survey map of the period (figure 3.11). The design is 
decidedly interwar, likely to complement the main 1919 factory. It is believed that the 
decorative metal railings fronting the south boundary of the site were installed at this 
time to accentuate this new entrance, being taken from the Nestlé Head Office building 
in Vevey 14.

14 London Borough of Hillingdon pre-application letter dated 28th June 2016

1914 Map 1935 OS Map

1939 Aerial Photograph Botwell: Nestles, Conservation Area Map Images from Barratt/Segro DAS

1914 map
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2.2	 Historic Development       

As with most outer London towns the introduction of the 
canal and railway line played the biggest part in changing 
the landscape and build environment in the town of 
Hayes.

Hayes was predominantly a rural area until the advent of 
the Grand Junction Canal in the 1790s (later to become 
part of the Grand Union Canal). It connected London and 
Birmingham and encouraged the excavation of brick clay, 
which was transported on the canal.  The Great Western 
Railway was completed in 1838, although Hayes station 
(now Hayes and Harlington) did not open until 1864.

By the early 20th century residential and industrial 
development had begun, attracted by the transport links.

The site and locality have a rich history industrial history. 
The first factory on the site was opened in 1914 by Eugen 
Sandow, the former World’s Strongest Man 1889, where he 
produced his ‘Health and Strength Cocoa’. The factory’s 
sports grounds extended to the east over the site of 9 
Nestles Avenue.

In 1929 the factory as bought by Nestle and closed in 2015 
when Nestle moved to new facilities in Derbyshire, after 
80 years of production.

It is understood the existing building was erected on 9 
Nestles Avenue in the late 1930’s and was most recently 
used as a printworks.
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9 Nestles Avenue in red brick to the right

9 Nestles Avenue in red brick ahead

2.3	 Existing Site       

1 3

2 4

Aerial View from south

Aerial View from north

Nestles Avenue from east

View of site from Black 
Rod Close
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Key:	

9 Nestles Avenue

Former Nestle Factory Site

Viveash Yard

Milk Yard

1 Vinyl Square, The Old Vinyl Factory

233 - 236 Nestles Avenue

High Point Village

3 Viveash Close

Green Super Highway

1

2

3

Site plan showing changing context

4

5

6

7

8

5

1

8
6
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There are a number of neighbouring 
schemes which are either consented 
or submitted for planning that should 
be considered in the context of 
this scheme. The diagram opposite 
shows the location of those closest 
to the site and the local authorities 
‘Green Super Highway’.

2.4	 Emerging Context     
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Former Nestle Factory Site Masterplan

Visualisations of proposed redevelopment of former Nestle factory site

A major redevelopment to provide 1,386 homes and over 
22,000 square metres of commercial and distribution 
space received planning consent in July 2018. The 
scheme builds upon a 2015 masterplan developed 
by Hillingdon Council and the GLA. The scheme was 
developed by Segro and Barratts and is currently on site.

The scheme includes restoration of one locally listed 
building, the Art Deco themed factory facade and 
canteen, the Wallis Gardens and railing fronting Nestles 
Avenue. Along with the creation of new green spaces 
along the railway line and the Grand Union Canal, with 
a new linear park east-west pedestrian link from the Art 
Deco factory frontage to the site’s western boundary. 
The masterplan envisages this link being extended west 
to the Crossrail station in future redevelopments of 
neighbouring sites.

The proposed residential buildings run predominantly in 
north-south orientated blocks with returns to enclose 
courtyards or backlands. Buildings rise in height from 
4 storeys on Nestles Avenue to 11 storeys next to the 
railway line.

	> Provide 1,386 homes

	> Creates over 500 permanent jobs

	> 230,000 sq ft of sustainable, high 
quality employment space

	> Areas of extensively landscaped 
public green space

	> 2,000 cycle spaces

	> Reach Heathrow in 5 minutes 
and bond Street in 20 minutes 
via Crossrail

	> Building heights vary from 4 
storeys to 11 storeys

Summary

Proposed site plan

2
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Former Nestle Factory site masterplan

Former Nestlé Factory, Hayes                                                The Proposed Development 

24552/A3/DO/RM Page 32                                     May 2017 

- Re-use of a brownfield, vacant site into a high 

quality public environment. 

 

4.4 The table below provides a summary of the proposed uses and quantum of 

development. A full accommodation schedule is provided at Appendix 10. 

 

Use GIA (SQM) GEA (SQM) Number of Units 

Residential (C3) 110,727 120,487 1,381 

Industrial/Commercial Units 

(B1(c)/B2/B8 and data centre) 

21,884 22,663 4  

Flexible Commercial/ Community 

Use (A1/A3/A4/B1/B8/D1/D2) 

2,743 2,986 8-10 

Total Habitable Floorspace 135,354 146,136  

Under croft/Basement  Car 

Parking 

15,906 16,274  

Total Floorspace 151,260 162,410  

Table 3: Scheme Summary 

 

Residential Provision 

 

4.5 The residential scheme occupies the western part of the site in six blocks of 

development, with supporting non-residential uses contained within the former 

canteen building and the redeveloped parts of the main factory building.  The 

industrial scheme is located at the eastern part of the site, contained within 

three buildings, which house 4 units.  The layout is shown in Figure 8 below. 

  

 
Figure 8: Masterplan Layout 

 

Former Nestlé Factory, Hayes                                                The Proposed Development 

24552/A3/DO/RM Page 33                                     May 2017 

4.6 Each building is broken down into separate development blocks, which have 

been designed by separate architects and shown on the key buildings plan 

drawing below. 

       
Figure 9: Key Buildings Plan 

 

Residential Provision 

4.7 The scheme proposes a mix of residential units, ranging in size from studio 

apartments to 3 bedroomed duplexes, although 1 and 2 bedroomed units 

predominate the scheme.  In total 1,381 dwellings are proposed, which 

represents 3,484 habitable rooms and 139 of the units are wheelchair 

accessible units, compliant with building regulations M4(3) .  The overall 

dwelling mix is shown in Table 5 below. 

 

Unit Type Number of Units  Percentage of 

Units % 

Studio 111 8 

1 Bed 575 42 

2 Bed 557 40 

3 Bed 138 10 

Total 1,381 100 

Table 4: Proposed Dwelling Mix 
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4.7 The scheme proposes a mix of residential units, ranging in size from studio 

apartments to 3 bedroomed duplexes, although 1 and 2 bedroomed units 

predominate the scheme.  In total 1,381 dwellings are proposed, which 

represents 3,484 habitable rooms and 139 of the units are wheelchair 

accessible units, compliant with building regulations M4(3) .  The overall 

dwelling mix is shown in Table 5 below. 

 

Unit Type Number of Units  Percentage of 

Units % 

Studio 111 8 

1 Bed 575 42 

2 Bed 557 40 

3 Bed 138 10 

Total 1,381 100 

Table 4: Proposed Dwelling Mix 

 

Key buildings plan
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MASTERPLAN - Ground Floor Plan
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SUMMARY BY TYPE - DAY ONEPARKING BY STREET - DAY ONE

DATE REV DESCRIPTION CHK
170227 17 D6 - Design Freeze Update SJ
170327 18 D7 - Design Freeze Update SJ
170518 19 P1 - Planning Application SJ
170804 20 P2 - Planning Application SJ
171013 22 P2 - Planning Application SJ
171124 23 P3 - Planning Application SJ
171130 24 P4 - Planning Application SJ

Viveash Yard elevation

Situated within the redevelopment of the former Nestle 
factory site, Viveash Yard is on the western side of the 
site adjacent to 3 Viveash Close.

The area noted as 3 Viveash Square is planned as local 
allotments.

Building E1 is 11 storeys, building E2 is 9 storeys and 
building E3 is 5 levels.

3   V I V E A S H   
C L O S E

Location plan 
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Milk Yard elevation

Located within the redevelopment of the former Nestle 
factory site, Milk Yard is on the south-western border of 
the overall masterplan and situated within block D.

The building stands at four storeys on to Nestles Avenue, 
rising to 5, 8 and 10 storeys

Location plan 

P1

FORMER NESTLE FACTORY, HAYES

Artistic impression for illustrative purpose only
Copyright Hawkins\Brown Architects
No implied licence exists. This drawing should not be used to calculate areas for the purposes of valuation. Do not
scale this drawing. All dimensions to be checked on the site by the contractor and such dimensions to be their
responsibility. All work must comply with relevant British Standards and Building Regulations requirements. Drawing
errors and omissions to be reported to the architect. To be read in conjunction with Architect's specification and other
consultant information.

FORMER NESTLE FACTORY, HAYES

ISSUE

View of Block E1 Balconies

HB709

HPK-HBA-XX-XX-DR-A-20_709 P1

Copyright Hawkins\Brown Architects
No implied licence exists. This drawing should not be used to calculate areas for the purposes of valuation. Do not
scale this drawing. All dimensions to be checked on the site by the contractor and such dimensions to be their
responsibility. All work must comply with relevant British Standards and Building Regulations requirements. Drawing
errors and omissions to be reported to the architect. To be read in conjunction with Architect's specification and other
consultant information.

FORMER NESTLE FACTORY, HAYES

ISSUE

View of Energy Centre

HB710

20_710 P1

Block D4 view from Sandow Square

MAY 2017 HB 710

View of block D4 from Sandow Square Construction progress on site July 2020

9 N E S T L E S  
A V E N U E
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1 Vinyl Square, The Old Vinyl Factory

1. Red Brick
2. Red Brick Soldier Course
3. Light Buff Brick
4. Light Buff Brick Soldier Course
5. Brass Colour Metal Cladding
6. Dark Grey Metal Cladding
7. Dark Grey Metal Mesh
8. Brass Colour Metal Mesh
9. Concrete/Reconstituted Stone Cladding
10. Brass Colour Railings
11. Dark Grey Metal Railings
12. Hit & Miss Brickwork
13. Signage Brass Colour
14. RWP Brass Colour
15. RWP Dark Grey Colour
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1 Vinyl Square, Old Vinyl
Factory

For Planning

Proposed Elevations
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AB
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Proposed south elevation

Redevelopment of the site to provide a mixed-use 
development comprising 134 residential units (C3 Use 
Class) and ground floor commercial floorspace (flexible A1/
A2/A3/A5/B1 Use Class), with associated car parking, cycle 
parking and landscaping.

Delivering new homes, there will be a mix of studio, one, 
two and three-bedroom apartments and three-bedroom 
maisonettes within the development and mixed uses 
alongside the mix of re-imagined art deco office buildings, 
innovation and educational hubs, restaurants, shops, 
gym, cinema and a GP practice. 

Visualisation of proposed redevelopment of 1 Vinyl Square

	> Comprising 134 residential units

	> 4,252 sq ft of ground floor 
commercial floor space

	> 84,705 sq ft of high-end office 
space

	> 238 cycle spaces

	> 67 car parking spaces with 
associated landscaping

	> 10 levels plus plant box

Summary

Proposed site plan
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July 2019 

Site Address:Notes:

For identification purposes only.

Site boundary

This copy has been made by or with 
the authority of the Head of Committee
 
Services pursuant to section 47 of the 
Copyright, Designs and Patents
 
Act 1988 (the Act).
Unless the Act provides a relevant 
exception to copyright.

Old Vinyl Factory 

Major

Planning Application Ref:

Planning Committee: Date:

Scale:
1:3,000

LONDON BOROUGH 
OF HILLINGDON

Residents Services
Planning Section

Civic Centre, Uxbridge, Middx. UB8 1UW
Telephone No.: Uxbridge 250111

59872/APP/2018/2841

© Crown copyright and database 
rights 2018 Ordnance Survey 
100019283

5



9 Nestles Avenue - Design & Access Statement

17 of 84

233 - 236 Nestles Avenue

	> Providing 457 new homes

	> Over 800 sq metres of retail, cafe 
and office space

	> 286 car parking spaces with 703 
cycle parking spaces

	> Hard and soft landscaping, 
refuse and recycling facilities and 
additional amenity space

	> 4 storeys onto Nestles Avenue

	> 4 to 11 levels onto Viveash Close

Summary

The scheme includes: site clearance and redevelopment 
to provide a mixed use scheme, including 474 residential 
units, 264 sq m (GEA) A1 retail use, 229 sq m (GEA) A3 cafe 
use and 341 sq m (GEA) B1 office, together with 286 car 
parking spaces and 703 cycle parking spaces, hard and 
soft landscaping, refuse and recycling facilities, and public 
and private amenity space.

The development is for four Blocks (A-D) with Blocks A and 
B joined at ground level with a podium in the northern 
half of the site and Blocks C and D joined at first floor by a 
podium. Both podium areas will be amenity areas with car 
and cycle parking underneath.

Nineteen duplex units are proposed along the southern 
and eastern edges of Blocks C, D and B and the remaining 
units will be either studios, one, two or three bed 
residential units.

The mixed-use redevelopment was granted planning 
permission in November 2019 by Hillingdon Council (Ref 
73238/APP/2018/1145).

 

 

Page 3 
WIE 10928-101 233-236 Nestles Avenue 

ES Volume 1 
Non Technical Summary 

 
N:\Projects\WIE10928\101 Buccleuch\07_REPORTS\WORKING DRAFTS\07 ES\NTS\WIE10928_101_ES_.12.1.4_NTS.docx 

3. What is the proposal? 
A detailed planning application is being made for the demolition of existing buildings, site clearance and 
redevelopment of the Site to provide a mixed use Development, including 474 residential units, 264 sqm 
retail use, 229 sqm café use and 341 sqm new starter offices, together with 286 car parking spaces and 
700 cycle parking spaces, hard and soft landscaping and public and private amenity. 

The buildings will step up from 4 storeys (ground plus 3 storeys) on Nestles Avenue to 11 storeys (ground 
plus 10 storeys) by the railway line.   

A 3D massing model is shown in Figure 3, the ground floor layout of the Development is shown in Figure 
4 and Figure 5 is a typical residential floor level. The Development is for four Blocks (A-D) with Blocks A 
and B joined at ground level with a podium in the northern half of the Site and Blocks C and D joined at 
first floor by a podium. Both Podium areas will be amenity areas with car and cycle parking underneath. 

Nineteen duplex units are proposed along the southern and eastern edges of Blocks C, D and B and the 
remaining units will be either studios, one, two or three bed residential units.  
 

 

 

In Figure 4 Block A has the A3 café land use, Block C the A1 retail land use and Block C and D the B! 
office space. 

 

 

Figure 3 3D massing model of the Development (Blocks A, B, C and D) 3D massing model of the development (blocks A, B, C and D)

Visualisation of view along Nestles AvenueVisualisation of A and B on Sandow Avenue Visualisation of A and B from station road bridge

V I V
 E A S H    

C L O S E

Block A Block B
Block C Block D

N E S T L E S    A V E N U E 
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Section through building A and B (11 storeys tall)

Section through building C and D (10 storeys tall)
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High Point Village

	> Provides a mixture of housing 
tenure, a Staycity Aparthotel as 
well as on-site leisure facilities

	> 576 apartments provided of 
which 35% are affordable or 
shared ownership

	> 1,500 sq metres of retail space

	> Urban squares, public art, 
waterside promenades and a 
stimulating network of parks and 
garden spaces of different sizes, 
layout and character all respond 
to the community

	> Up to 11 storeys tall

	> Runs along side of Grand Union 
Canal

The scheme at High Point Village is part of the strategic 
regeneration of Hayes. The site, a former scrapyard 
lies west of Hayes and Hillingdon station. The proposal  
accommodates the new Crossrail station, providing 
excellent transport links to both Heathrow and Central 
London. The residential units are designed for both 
the client and the people who will ultimately live, work 
and enjoy the buildings in the future. Generous space 
standards are observed along with sustainable solutions, 
such as the site wide CHP unit, benefit the community 
and the environment. Of the 576 units, 35% are either 
affordable or shared ownership, sizes range from one 
bed through to large four bed homes, 10% are capable of 
conversion for wheelchair use.

 

Photograph of completed scheme

Photograph of completed scheme
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