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3D impression of the proposed remodelled building

Filled in archway in the original stone faced, north facade The under-used enclosed courtyard with flat-roofed dormer windows & uPVC windows

The punched in windows & dormer windows are unattractive & the brickwork much alteredWindows to be changed for hardwood frames & dormer windows replaced with pitched roofs

Phase 1: remodelling the stable courtyard
The courtyard building to the left of the main entrance was originally the 
former stables and coach house for The Hayes. Over the years it has 
been continually adapted and modified to suit ever-changing needs of 
the conference centre. 

The first phase of the masterplan proposals will return the stable 
courtyard to its former glory, reversing some of the less attractive 
alterations and creating replacement bedroom accommodation.  

The proposals include the following:

•	 Reconstruction of the courtyard block to the original footprint 

•	 Replacement of 35 poor quality rooms with 35 superb ensuite double 
bedrooms 

•	 Improved accessibility throughout the building 

•	 Retention of the two original stone façades 

•	 Reinstatement of the original carriage archway (previously filled in) 

•	 New pitched dormer windows in place of flat roof dormers 

•	 Replacement of PVC windows with timber 

•	 French windows from bedrooms onto the courtyard 

•	 Landscaped internal courtyard 

•	 Energy efficient construction & extensive use of renewable energy 
technology

existing archway opened up

new pitched dormer windows

internal courtyard to be re-landscaped

French doors from ground floor bedrooms

east, west & south roofs raised
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3D impression of proposed refurbished building
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bedrooms

ensuite shower rooms & toilets

stores

Creation of 35 new ensuite bedrooms to replace the poor quality, 
small rooms is a significant first step towards the masterplan 
proposals. It is also important to the business needs of CCT, making 
sure that all guests can enjoy the same quality of accommodation 
across the site.

As well as bringing low quality rooms up to standard, reinstatement of 
the historic architectural features of the buildings is part of the overall 
vision; the work to recreate the stable courtyard will be in keeping 
with this intention and set the tone for other parts of the masterplan 
development.

The replacement building will give opportunity to introduce renewable 
energy technologies including ground and air source heat pumps 
and photo-voltaic panels and to reduce energy usage through a huge 
improvement in the thermal performance of the building.
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The front facade with later reception extension The garden elevation with replaced ambulatory & PVC orangery

For over 100 years The Hayes has provided residential conference 
facilities for church groups, charities, businesses and local groups. 
For countless numbers of people in the UK and worldwide,  
Swanwick is made famous on account of The Hayes Conference 
Centre.

The 1860s mansion was 
built as a wedding gift by 
local industrialist, Francis 
Wright and was transferred 
to CCT in 1911. Apart from 
its requisition for use in 
both world wars, including 
serving as a German 
prisoner of war camp 
in WW2, it has been a 
leading conference facility 
provider in the UK.

Over the years, the site has undergone piecemeal development 
to meet short and medium term needs but without reference to 
a strategic plan for the site. This has resulted in a collection of 
disparate buildings with no cohesion or shared identity; the buildings  
are a great resource but the site has the potential to work more 
efficiently and to be restored to the delightful country house estate it 
once was.

The current masterplan proposals address the many shortcomings 
of the site and provide a framework for sensitive development and 
alterations to the site to sustain the work of the Trust, provide for the 
needs of its guests and ensure that the Trust steward the wonderful 
heritage of The Hayes for the continued enjoyment of future 
generations.

For the last century, The Hayes has 
been the source of employment for 
countless residents of Swanwick and the 
surrounding areas and also relies heavily 
on many local businesses for supplies 
and services. Changes proposed for 
the site will make sure that the centre 
continues to flourish and that CCT 
continue to be a major local employer.

circulation, foyer, breakout space

bedroom accommodation

meeting & activity rooms

dining & common areas

offices

kitchens, toilets & utility areas

stores

Ground floor room uses

The Hayes masterplan: the need for change

There are many pleasing views out from the buildings 
but most of the views towards the buildings are less 
than satisfactory. In terms of guest experience and 
releasing the potential of the site, landscape treatment 
in and around the site as well as improvements to the 
architectural appearance of the site needs addressing.

Good Views

Average Views

Bad Views

1	 Main House
2	 Quadrangle
3	 Haddon Dining Room
4	 Chatsworth Dining Room
5	 Butterley Hall
6	 Lakeside
7	 Main Conference Hall
8	 Orchard Hall
9	 Chapel
10	 Derbyshire Suite
11	 Enclosed Walkway
12	 Parking

The current layout of the site and the relationship of the several buildings 
create all sorts of challenges for staff, guests and visitors to The Hayes. The 
shortcomings are summarised as follows:

i.	 Circulation routes 
Confused and inefficient circulation routes with service delivery vehicles, 
housekeeping and management staff and conference delegates routinely 
crossing paths in awkward and unhelpful ways 

ii.	 Definition of spaces between buildings 
Lack of coherence to the site as a whole; the campus-like arrangement is 
appropriate but the spaces created in between and around buildings are 
‘left over spaces’ lacking a sense of purpose or design quality to contribute 
to the overall quality of the site 

iii.	 Architectural integrity of the historic building  
Past alterations and extensions to the historic main house have played 
down its importance and potential to enhance guest experience and it is 
underused 

iv.	 Changing conferencing needs 
The need for ‘meeting hubs’ to provide for contemporary needs of guests 
which include self-contained suites of meeting room(s) with dedicated toilet, 
refreshment and storage facilities as well as break out areas and the ability 
to devolve the catering operations from the central dining room to these 
hubs 

v.	 Circulation & break out space 
The need for significantly more circulation, foyer and breakout spaces 
providing seating and refreshments for use by delegates between meetings 
- this is a pressing need and is regularly witnessed, particularly during busier 
times 

vi.	 Quality of bedroom accommodation 
The need to upgrade and refurbish some of the older and smaller bedroom 
accommodation, particularly single and double rooms that currently lack 
ensuite facilities which is increasingly unacceptable for groups whose 
expectations are for certain basic facilities 

vii.	Visual cohesion of the site 
The need to enhance the overall visual quality of the site. Its country-house 
estate feel has been diluted by some of the more recent building additions 
and large areas of tarmac surfaced car-parking. Whilst views out of the 
buildings are often attractive, views back towards the buildings are less than 
satisfactory 

viii.	Servicing challenges 
The need to overhaul and rationalise the back of house functions, including 
service delivery, housekeeping, staff welfare, maintenance stores etc. The 
current arrangements are inefficient and disparate and interfere with guest 
experience 

ix.	 Administrative needs 
The need to consolidate the administrative and management 
accommodation for greater efficiency 

x.	 Building condition 
The need to overhaul and upgrade some of the aging accommodation on 
the site. Whilst well-maintained, some of the buildings are life expired and 
the maintenance burden associated with continual failure of the many flat 
roofs needs to be addressed as part of any site-wide strategy

What’s the problem...?
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Existing site plan

Aerial Context photo 
(Bing Maps)

Guests

Hayes Staff

Service

Routes to and through the site and buildings are very 
confused. There is considerable overlap between 
guests and staff or service functions which must be 
thoroughly overhauled in the context of a site-wide 
design strategy.

This plan illustrates the complexity of the circulation 
around the site.

Circulation routes

View of Lakeside from across the lake Lakeside bedroom accommodation to the south of the main house

Site views

At ground floor level, the location, spread and variety 
of meeting room accommodation can be clearly seen 
(shown in blue). Meeting rooms vary in aesthetic 
appearance and condition.

Yellow areas show circulation, foyer and hospitality 
spaces. For the number of guests and visitors to 
the centre, the yellow spaces are seriously lacking. 
Also the routes through the site and buildings are 
awkward.

Most of the bedroom accommodation is in the 
Lakeside building with some accommodation in the 
stable courtyard, though this is of lesser quality.

The dining room accommodation is at the heart of 
the site and creates a focal point for operations in 
line with the current meal time arrangements. For the 
business to thrive into the future, there is a need to 
move to change this model and allow flexible catering 
arrangements across the whole site. 

‘Heat map’ showing where The Hayes’ employees live
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Site appeal

01	 Green woodland on approach
02	 Heritage Asset
03	 Attractive garden to main house
04	 Beautiful lake and woodland
05	 Pleasing views through and around

Site potential

01	 The stable courtyard has potential
02	 The Derbyshire is functional, potential to extend
03	 The pool area has potential as an external space
04	 Pleasant atmosphere in chapel 
05	 Housing area lacks definition but has potential
06	 Green space potential  

Site deficiencies

01	 Confusing approach
02	 Confusing entrance sequence
03	 Heritage asset under utilised
04	 Barn poorly defined and visually unappealing
05	 Confused internal layout
06	 Car park in the wrong place
07	 Unattractive elevation
08	 Buildings in need of refurbishment
09	 Walkways inefficient and unattractive 
10	 Service yard too visible to guests

Site attributes

HICKTON ROAD

DERBY RO
AD

THE DELVES

The land in ownership of CCT as 
part of the Hayes site is shown 
within the red dotted line. 

The total site area is 
approximately 57.5 hectares 
of which approximately 5.2 
hectares is the complex 
of conference centre 
accommodation, the rest is 
agricultural land including farm 
buildings. 

The site lies within the Green 
Belt in open countryside to the 
south of the village of Swanwick

Land in CCT ownership

Area of land not owned by CCT
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Guests

Hayes Staff

Service

Circulation routes around the site are vastly 
improved, most notably providing dedicated access 
for staff, deliveries and servicing and avoiding 
unnecessary cross-over with delegate access around 
the site. 

Routes and access points are more 
obvious with delivery and staff 
access isolated from the rest of 
the site and screened from view. 
This provides much greater 
clarity and legibility to the 
buildings and site as a 
whole.

Circulation routes

The strategic proposal plan for The Hayes is summarised below. Work 
will be phased over several years as need and opportunity arise. 
NB Numbering is for communication purposes and does not denote order of priority or phases of work

Approach 
Improvement of the driveway approach from Hayes Lane 
Changing the message on arrival: appearance of the gates, signage, gas meter enclosure, 
houses, lighting, planting, boundary & driveway surface treatment; removal of road humps 

Arrival sequence 
Re-routing the one-way traffic system at the top of the drive 
Directing guests to the new main entrance & service vehicles to service yard; removal & 
reorganisation of car parking in this area to create a legible frontage to the main building 

Main house facade 
Returning the main house closer to its original architectural intent
Removal of the external fire escape staircase, reinstatement of the original main entrance & 
reception, replacement of UPVC windows & doors to the main house with hardwood; removal 
of reception building & replacement with low-pitched stainless steel roof lounge 

Stable courtyard 
Returning the stable courtyard closer to its original architectural intent
35 ensuite, double bedrooms on two floors; reinstatement of original archway to stable 
courtyard, replacement of UPVC windows & doors with hardwood; landscaping of courtyard 

Crescent building 
New 2-storey brick & pitched tiled roof bedroom accommodation
Demolition of maintenance shed & construction of bedroom building; 48 new ensuite 
bedrooms to replace lesser quality rooms elsewhere; inclusion of meeting room hub for self 
contained use of the building; landscaped gardens & walkways linking the buildings 

Staff & guest parking area 
Creation of new 40-space car park for staff & guests
Demolition of 2 houses & replacement further north to create space for new 40-space car park 
for staff & guests away from visually sensitive areas of the site 

Service yard 
New service yard 
Demolition of ‘New Wing’ building to make way for new, centralised service area for back of 
house operations screened from guest & meeting room accommodation 
 
Derbyshire & sports hall building 
Extended to create storage, foyer & breakout space 
Internal remodelling for greater flexibility of use & to release the potential of meeting rooms on 
upper floors. Reorientation of ground floor meeting rooms & opening out through glazed doors 
onto landscaped terrace to the west 

New link building 
Creation of new concourse building 
Concourse to include catering, lounge & breakout facilities linking the circulation hub with 
Derbyshire building; service corridor, feature staircase & lift address floor level changes 
between the connecting buildings; glazed doors open out onto terrace to the south

Main building alterations 
Creation of central ‘core’ including food court & circulation hub
Demolition of flat roofed buildings to create circulation hub; central staff welfare facilities, guest 
toilets & new dining facilities; new orangery style walkways surrounding the gardens 

Main house 
Modest internal reordering & sympathetic aesthetic treatment
Reinstatement of historic architectural features; replacement of UPVC windows, doors & vinery 
roof with hardwood; opening up the ground floor to create leisure, breakout & circulation space 

Lakeside building 
New meeting hub accommodation & landscaped courtyard
New ctovered walkway & meeting rooms next to main bedroom accommodation, removal of 
car park area in Lakeside courtyard to create landscaped recreation & garden space 

Main Hall 
Replacement of Main Hall building 
Upgrade & renewal of the Main Hall to create meeting hub (storage, refreshments, toilets etc)

Orchard Hall 
Replacement of the Orchard Hall
Upgrade & renewal of Orchard Hall to provide meeting hub (storage, refreshments, toilets etc)

Chapel 
Internal reordering of the chapel building
Redecoration, refurnishing, audio-visual, lighting & heating upgrades, toilets, storage & foyer 

Chapel walk 
Tree-lined chapel walk with lychgate structure
Removal of covered walkway & replacement with landscaped pathway to chapel 

Avenue 
Additional tree planting & low level lighting 
Improved landscape appearance across the site

Car parking & landscape treatment 
Additional car parking to replace spaces lost elsewhere
Reduction in tarmac & introduction of permeable surfaces in keeping with rural context; 
additional tree planting & low level lighting to lessen the visual impact; new service track to 
main hall, chapel & Orchard Hall 

Pavilion building 
New circular garden pavilion building
Stand-alone meeting hub facilities remote from the main building grouping 

Overflow parking 
Overflow car parking in field to front of main building
Gates & grass reinforcement to field for use as temporary overflow parking during busier times

The Hayes masterplan: the vision

1	 Main House
2	 Quadrangle
3	 Haddon Dining Room
4	 Chatsworth Dining Room
5	 Butterley Hall
6	 Lakeside
7	 Main Conference Hall
8	 Orchard Hall
9	 Chapel
10	 Derbyshire Suite
11	 Enclosed Walkway
12	 Parking
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Main House - front elevation
Reinstatement of the main entrance as the focal 
point and destination for new arrivals and visitors to 
the site allows the existing reception to be replaced 
with a new structure subservient in appearance to 
the historic building. 

Main House, front elevation
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Main building, ground floor plan Main building, first floor plan Main building, second floor plan

The replacement extension has a low stone wall 
beneath a ribbon of windows and French doors 
with a simple, low-pitched, metal-clad roof back to 
the principal elevation.

The existing sales office extension at first floor level 
is removed, as is the spiral fire escape stair.


