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SCOTTISH WIDOWS/ KEW BRIDGE SITE : PLANNING BRIEF

Land between Kew Bridge, Kew Bridge Road and the River Thames, Brentford

SUMMARY

Site Area:

0.731 hectares (1.80 acres)

UDP Designation:
M20 (mixed residential/commercial)
Grid Reference:
X 518,950 - Y 177,980 (centre of site)

Ownership:                 Waggon and Horses Public House is in separate ownership to the      

                                    remainder of the site.

Contact Officer:
Franco Genna, Isleworth & Brentford Area Team 




Tel:
020 8583 4916 

Fax:
020 8583 4900 
eM: frank.genna@hounslow.gov.uk 

1.0 THE SITE AND ITS SURROUNDINGS

1.1
The site is a vacant piece of land except for the Waggon and Horses public house, with an area of 0.73ha/1.80 acres in total, bounded by Kew Bridge Road to the north, Kew Bridge to the east, and by ‘The Hollows’ towpath and the River Thames to the south. The site is known locally as both 'the Scottish Widows site' and 'the Kew Bridge site'. It is an important and prominent landmark site on the River Thames, at the junction of the North and South Circular Roads and is the first major site travelling into the borough over Kew Bridge. Because it is such an important site in terms of its location and potential impact, the Council have commissioned an independent study of the local townscape and urban design potential of the site which is attached as an appendix to the brief.  The main conclusions of the report have been incorporated within the brief.

2.0
UDP & OTHER DESIGNATION

2.1
The site is designated in the Revised Deposit UDP (proposals map) as site M20. The UDP proposes ‘a mixed use of the site for business and community purposes, or mixed business and residential uses. Where residential uses are proposed, affordable housing should be provided in accordance with policy H.2.1.’ The site is also shown as being within the Brentford Regeneration Area and adjoins Metropolitan Open Land (River Thames) to the south. It is within the Thames Policy Area as set out in Strategic Planning Guidance for the River Thames (RPG3b) and falls within the Hampton to Kew stretch of the Thames Landscape Strategy (TLS) objective area. The TLS has been adopted as Supplementary Planning Guidance by Hounslow Council. ‘The Hollows’ footpath also forms part of the borough and London-wide cycle network.

2.2 It is of particular importance that the site is developed in the context of the wider area. Reference should be made to the Strand on the Green Conservation Area Designation Statement.

2.3 Any development should comply with the provisions of the Council's Adopted (1996) and Revised Deposit (2001) Unitary Development Plans.

3.0
FORM AND DESIGN

3.1 The site is an important gateway to the Borough.  The site is adjoining a grade II listed structure (Kew Bridge), abuts the Strand-on-the-Green Conservation Area, is located opposite Kew Palace and Kew Gardens. The form and design of any development on the site is therefore of paramount importance and a high quality of design and urban design will be expected.  The main principles of design are summarised on the attached urban design plan. 

3.2 The site has three important frontages: one facing Kew Bridge Road and the junction with the busy North Circular road (north); one facing the rising flank of the listed Kew Bridge and Strand on the Green (east); and one facing the River Thames and Kew Gardens (south). Any development should enhance the views, architectural quality and relationship of the site with the respective elevation. 

3.3 Whilst this important gateway-to-Brentford site requires the provision of a landmark development, this does not mean the inclusion of a tall building. Any development should incorporate a high level of architectural quality, design and character appropriate to this busy junction and riverside site.

3.4
Any development must demonstrate a sensitive response to local context and have regard for the following Urban Design Objectives:

· Character – 
A place with its own identity that promotes character in townscape.

· Continuity & Enclosure – A place where public and private spaces are clearly distinguished.

· Quality of the Public Realm – A place with attractive and successful outdoor areas.

· Ease of Movement – A place that is easy to get to and to move through.

· Legibility – 
A place that has a clear image and is easy to understand.

· Adaptability – 
A place that can change easily.

· Diversity – 
A place with variety and choice.

3.5 The development shall take into account the heights of Kew Bridge, the grade I listed Kew Bridge Steam Museum campanile tower and the residential buildings on the north side of Kew Bridge Road and shall not dominate or overshadow them. The natural contours and sloping nature of the site should, where practical, be retained and incorporated into the layout and design. 
3.6 It is accepted that there is a variety of building heights to the north of the site.  However, it is considered that the development should cascade down towards the Thames, but not exceed 3 storeys in height along the Thames River Frontage. The development should be at its maximum height along the Kew Bridge Road frontage and should not significantly exceed the height of the adjoining buildings with a maximum of 8 storeys plus penthouse setback at its highest point.  An interesting skyline will be an important feature of the development.

3.7 The architectural form should be of a high standard, using high quality materials, being distinctive in appearance and should be respectful of the riverside location.  There should be a design concept which draws together the built form with the open spaces and river aspect to create a sense of place. The development shall also provide a pleasant and interesting building when viewed at street level and from all publicly accessible areas.

3.8 The design and layout must pay particular regard to the relationship of the site to the river.  The impact on views from and to the site across the river from Kew Gardens and the riverside footpath on the opposite bank should be carefully considered in order to enhance views from these areas.  New views of the river from outside the site should be created. 

3.9 The development shall complement, and not impinge upon, the character of neighbouring listed buildings and buildings of local townscape character – in particular the Kew Bridge Steam Museum tower which is a grade I listed structure. Similarly, the development shall preserve and enhance the adjoining conservation areas at Strand-on-the-Green and Kew Riverside, and respect and enhance riverside views and the setting of Kew Gardens and Kew Palace on the opposite side of the River within the London Borough of Richmond.
3.10 The development should include appropriate landscaping and seating areas, especially along and overlooking the riverside. The development should incorporate street side (along Kew Bridge Road) and on-site tree planting to improve the landscape character around the site.  Choice of plants for landscaping along the riverside shall be influenced by nature conservation objectives and should have a natural character using native planting and traditional riverside planting and management. To maximise the efficiency and effectiveness of both, the position and location of landscaped areas shall include the siting arrangements for a scheme for lighting.

3.11 There must be a footpath and cyclepath to which the public has access along the length of the river. The creation of riverside open spaces available to the public must also be provided.

3.12
The layout of the development should be designed to reduce opportunities for crime and the developers should consider obtaining accreditation from the Metropolitan Police Service’s Secured by Design Scheme.

3.13
Careful consideration should be given for the siting of areas for the disposal and collection of rubbish and to include recycling arrangements where appropriate.

4.0
LAND USES

4.1
It is considered that the site should be developed comprehensively with a balanced mixed-use development incorporating the following:

B1 office development

4.2 The development may include other uses in substitution for the B1 office or residential development provided that these are compatible with the other objectives and design criteria of the planning brief, and the site retains a substantial element of employment use.

4.3 If the site is split into residential and employment uses, the development shall not exceed a maximum plot ratio of 1:1 for the employment generating uses.  The prime consideration in relation to the current and form of development to be permitted on the site will be the quality of urban design.

Residential development

4.4 The development must make provision for on site affordable housing. The adopted UDP (H.4.1) seeks the maximum reasonable proportion of permanently available affordable housing for local households unable to gain access to general market housing.  The Revised Deposit UDP policy (H.2.1) states that the Council expects 50% of all new dwellings to be affordable.  Of this proportion, 15% should be ‘below market-cost housing’ for ‘key workers’.

4.5 With regards to residential density, this will be of secondary importance after the merits of any scheme have been considered. Densities higher than the maximum 247 hrh (100 hra) set out in UDP policy H.1.4 are usually suitable:

· in town centre locations; 

· in situations where there is no established residential character; and 

· where there is a high quality design that has regard for both an appropriate scale and massing adjoining the Thames and the Council’s standards and guidelines (policy H.1.2).

4.6
There should be no residential uses located at ground floor along the riverside, along Kew Bridge Road or alongside the arches under Kew Bridge.


Public House

4.7       A new public house should be provided adjoining the riverside.

River Related Uses

4.8 The former boat club should be re-instated.  Additional river-related recreational uses/activities would also be appropriate.

Local open space

4.9
The development must respect its riverside position and incorporate a lively riverfront with a variety of uses to encourage public use of this waterside location .  The area adjoining the river should be a focus of activity including landscaped open spaces(s) with access from the river walkway, including elements of public art.  The area adjoining the arches from Kew Bridge Road to the river should also include public uses to provide interest and encourage pedestrian movement to the river.

5.0
ACCESS, PARKING AND TRANSPORT

5.1 The developer will be expected to submit an Accessibility Study incorporating a Transport Impact Assessment in association with any project.  This should detail the impact of the development on the surrounding transport network and access to the site by foot, cycle, public transport and other vehicles. Development proposals will also be subject to consultation with Transport for London who have the power of Direction with respect to the A205 North Circular Road.

5.2 Where a substantial commercial, business, or office use is proposed, the developer will be expected to implement a Green Travel Plan as part of any relevant Section 106 agreement. 

5.3 Vehicular access should be from Kew Bridge Road, away from the junction with Kew Bridge.

5.4
The development will be expected to provide improved conditions for pedestrians and cyclists. Pedestrian access to the river should be improved with opportunities for access across the site at various points through the development.  In accordance with UDP policies, adequate and secure cycle parking should be provided for any new development. Whilst this should be done on site, off-site improvements in the vicinity of the site will also be sought.

5.5
Developers will be encouraged to include initiatives to improve road, rail and river based public transport services in the vicinity of the site through investment in the local public transport network and/or infrastructure. Consideration should also be given to the opportunities for utilising the river as a means of transporting materials during any construction phase though this may not be appropriate due to the potential impact on ecology on the tidal section of the riverbed.

5.6 Parking for any office element of the scheme shall not exceed a ratio of 1 space per 100m-200m². Residential parking should be provided in accordance with the maximum UDP standards.  The amount of parking required will depend on the extent and mix of uses proposed. The Councils Adopted and Revised Deposit UDP parking standards should be used to calculate the requirement. For schemes proposing an appropriate level of investment into the nearby public transport infrastructure (through an associated Section 106 agreement), the Council is likely to seek a restriction of parking on the site.

6.0
LANDFILL AND CONTAMINATION

6.1
The site is within 200 metres of known landfill sites.  Testing for landfill gas, and appropriate remedial measures, where necessary, will be required with respect to any redevelopment.  Appropriate measures will also need to be taken to remove any contamination from existing and previous users on the site.

7.0
ARCHAEOLOGY

7.1
The development is in an archaeological priority area.  The site is close to the former Roman Road, a traditional ferry crossing point, the River Thames and the junction of two historically important transport routes.  A written desktop assessment and a pre-determination assessment of the likely archaeological impact of development will be required as part of the documentation needed to complete a planning application in accordance with the provisions of the Council's Unitary Development Plan. Any development permitted will be required by condition to undertake preliminary excavation survey work prior to commencement.

8.0 SUPPLEMENTARY INFORMATION

8.1
Any planning application must be accompanied by the following information:

1. An Urban Design Statement in accordance with the requirements of Strategic Planning Guidance for the River Thames (RPG3b). This should include:

a) An assessment of scale, mass, height, silhouette, density and colour in relation to: 

-
 The local context, including the river frontage;

·  Impacts on local and strategic views, including views across, along  


 and from the river;


-
 The skyline; and


-
 Local landmarks, historic buildings and structures.

-           An illustrated written statement setting out the design principles that 

             have shaped the design of the proposal.

b) Proposals for:


-
River edge treatment;


-
Visual and physical permeability and links with the river’s hinterland;


-
Protecting and enhancing public access to and along the river;


-
Landscaping, open spaces and street furniture; and



Lighting.

c) The results of pre-application consultations with relevant bodies such as the Local Planning Authority, English Heritage, the Mayor of London, London Borough of Richmond, CABE and the Environment Agency.

2. An accessibility study

3. An archaeological statement

4. Remediation measures relating to any potential contamination

5. An engineering survey of the waterway wall and proposed flood defence measures.

6. Environmental Impact Assessment may be required.

9.0
PLANNING OBLIGATIONS

9.1
Where appropriate and applicable, the Council will seek to ensure by legal agreement planning benefits that include:

· employment benefits relating to promotion of training or employment initiatives for local people or disadvantaged groups;

· the maximum reasonable proportion of permanently available on-site affordable housing (50%) for local people should be provided.

· a Green Travel Plan to reduce dependence on car travel by future employees;

· a financial contribution towards the implementation of the Brentford-wide MVA transport study that seeks to manage the movement of through traffic using Brentford as a result of the many development proposals taking place locally;

· a financial contribution to public transport initiatives and improvements to rail and bus interchanges and infrastructures;

· improvements to facilitate a better environment for pedestrians and cyclists; 

· improvements to the existing towpaths (including the archway route under the bridge) to facilitate access for all (including those with disabilities, children in pushchairs, and cyclists), together with improved lighting, signposting, etc;

· creation of public riverside spaces with versatile seating options and on-site public art.  This could include the water fountain which was moved from Brentford and is now located at Western International Market;

· improvements to the local townscape (including landscaping, seating, signposting, lighting, off-site public art etc);

· benefits for local tourism and river related recreational activities;

· re-instatement and future maintenance of the Kew Bridge draw dock and the upper side Kew Bridge Stairs;

· on-site play provision and/or contribution to off-site play provision.

· any other necessary obligations relating to the development;

10.0 EQUAL OPPORTUNITIES CONSIDERATIONS

10.1
The development should provide parking for people with disabilities. It should also be designed to facilitate full access for disabled people including the landscaped open spaces in accordance with UDP Policies. Any residential units should include provision for people with disabilities.  Particular attention should be paid to location of disabled parking bays, access widths, level access and/or ramps, handrail heights and routes to doorways and entrances.

10.2
The maximum reasonable proportion or permanently available on-site affordable housing (50%) for local people should be provided. Any residential units should include provision for people with disabilities.

11.0 PLANS AND APPENDICES

11.1
Urban Design Plan

The following diagram summarises the seven urban design objectives outlined in section 4.9 of this brief and the Objectives section of the Brentford (Kew Bridge Site) Urban Design Framework document produced for the London Borough of Hounslow by Aukett Europe - an urban design consultancy. Accordingly, it should be read in conjunction with both.

11.2      Appendix  – Auketts Urban Design Framework

The Brentford (Kew Bridge Site) Urban Design Framework document produced for the London Borough of Hounslow by Aukett Europe in June 2001.
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