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Environmental Consultants

Introduction

This document has been prepared by Wimshurst Pelleriti 
Architects in conjunction with a multi-disciplinary team for 
the property of 26-28 Priests Bridge, London SW14 8TA 
within the London borough of Richmond.

It has been produced for the purpose of supporting the 
Planning Application to the London Borough of Richmond 
and is intended for this purpose only.

Project Team

26-28 Priests Bridge

26-28 Priests Bridge was occupied by Richardson Motor, 
an MOT yard. The site used to be split between revoked 
B2 use and an office/retail space (A1/A2/B1/D2) until 
planning approval was granted back in 2020 for a scheme 
with residential dwellings (C3 use) and flexible revoked 
B1/D1 uses, current E use. 

Vision Statement

The vision for the regeneration of 26-28 Priests Bridge is 
to create an attractive, vibrant, inspiring and sustainable 
development that will enhance the local context while 
providing some much needed housing whilst retaining 
commercial site use. In doing so we hope to deliver a high 
quality piece of architecture that is a welcome addition to 
the local townscape of Barnes. We wish to work together 
with Richmond to create a meaningful addition to Priest 
Bridge.
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26-28 Priests Bridge viability statement

The existing buildings on site provide 728sqm of gross 
internal space, with 698sqm of net employment space 
over two floors, and until 2020 were rented out to a variety 
of small businesses who had been on site for up to 20 
years each. 

Planning application 19/0391/FUL was approved by the 
planning committee in February 2020 to demolish the 
existing buildings and replace them with a mixed-use 
scheme to provide 7 flats in a largely residential front 
building and flexible commercial space totalling 805sqm 
largely in a separate rear building.  

The principal of this scheme was that the existing tenants 
would be retained in the rear building and would have 
room to grow their businesses in the new space. Indeed, 
one of the existing tenants spoke on behalf of the scheme 
at the committee meeting.  

However, in March 2020, one month after the planning 
committee approved 19/0391/FUL, COVID arrived, and 
the situation changed dramatically; with the tenants 
vacating their premises and not returning after lockdown.  

This left the site empty and with an uncertain future. The 
original owner, who formerly ran a car repair business on 
site, retired at the outbreak of Covid and has been trying 
to sell the site since this time, both via auction in the 
public domain (as evidenced via the following link: https://
www.rightmove.co.uk/properties/98450597#/?chan
nel=RES_BUY) and via other off market channels (for 
which evidence of interested parties can be provided). 

However, the fact that the site has now been vacant for 
well over two years coupled with the large amount of 
speculative commercial space in the consented scheme 
proved to be a big stumbling block in securing a sale. 
At the time planning was gained there were a number 
of long-term tenants committed to the site, whose rental 
payments gave comfort to the developers and their 
funders in regard to the ongoing viability of the commercial 
space.  

However, with the tenants long departed, with the 
contamination and asbestos on the site still to be 
addressed, with commercial development continuing to 
be uncertain and with build costs having risen rapidly, the 
risks associated with the consented scheme are too high 
and as it stands it is financially unviable. 

Wimshurst Pelleriti, as the architects of the consented 

scheme, have now purchased the site and are committed 
to delivering a highly sustainable mixed-use development 
on the site, based on the consented scheme, noting:

•	 Richmond encourages the provision of small units, 
affordable units and flexible workspace (LP40)

•	 the Council will protect, and where possible enhance, 
the existing stock of industrial premises to meet local 
needs (LP42)

We remain committed to re-providing affordable flexible 
workspace on the site, to suit a range of uses including 
office, light industrial and community uses, but in order 
to make the scheme viable, we seek to make a number 
of changes to the consented scheme via this planning 
application that are necessary to make it financially viable, 
albeit without changing the consented massing:

•	 Reduction in commercial space

The consented scheme represents an increased amount 
of commercial floorspace against what is currently on site 
– increasing commercial floorspace to 805 sqm in total.  
This was based on feedback from the existing tenants at 
the time expressing a desire for additional space. 

However, this requirement no longer exists as the site has 
been vacant for over 2 years, therefore this application 
seeks to reduce the risk of delivering the consent by 
slightly reducing the employment space on site from 
the current 698 sqm to 649sqm, which represents a 7% 
reduction in employment floorspace – albeit the existing 
poor quality, badly lit, poorly insulated and unheated 
spaces will be replaced by brand new high quality 
employment space that will be sustainable for the long 
term.  

•	 Two additional residential apartments

The addition of two more residential apartments into the 
consented scheme, taking the number of units from 7 to 9, 
makes a significant difference to the financial viability.  

Whilst reducing the amount of commercial space helps 
the viability, the remainder still needs to be delivered at 
risk as SME commercial tenants for sites such as this only 
tend to take space once it is complete, whilst the outcome 
of residential development is much more certain.

Ultimately it is the presence of the higher value residential 
flats on the site that make it possible to deliver the lower 
value commercial space but this relatively small change 
of adding two more units creates a much better balance 
of risk and makes the scheme much more viable and 

the commercial space more likely to be economically 
sustainable in the long term.

•	 More flexible use class

The consented scheme provides flexible B1/D1 use in the 
rear building and B1/D2 use on the ground floor of the 
front building, albeit the decision notice added a level of 
inflexibility that is too restrictive and has been one of the 
key reasons that the consent has not been implemented:

•	 U0077527 listed specifically allowable uses as B1 
and D1 “(medical/health services/museum/exhibition 
space) use only and for no other purpose whether or 
not within Use Class D1”.  

•	 U0077528 specified that 156 sqm of the space in the 
rear building would be reserved for B1C at all times. 

 
This application seeks consent for a general Class E 
use to apply across all of the new commercial space on 
the site in order that the development retains maximum 
flexibility when seeking tenants to fill the completed space. 

Indeed, this reflects the historic lack of restriction on the 
existing employment space on site that has always been 
rented out flexibly, with the range of tenants on the site 
over the last 15 years including a cartographer, a potter, 
an event organiser, an IT outsourcing company, a car 
repair business, a call centre and a fitness studio – largely 
a blend of office and light industrial uses.

The new spaces have been designed with flexibility 
in mind, with the space hungry core of the consented 
scheme removed from the rear building to make the 
scheme more efficient, with the flexibility to add internal 
partitions and services to break up the spaces based on 
tenant demand. It is not viable within such a model to 
reserve 156 sqm of space for a particular type of tenant 
where we are seeking to deliver a flexible approach to 
floorspace division. In order for the commercial space 
on this site to be successful and viable for the long term, 
given its location slightly ‘off the main street’, it needs to 
retain a flexible use class throughout. 

Affordable Housing

Regards affordable housing, it was deemed that 
19/0391/FUL could not viably deliver an affordable 
housing contribution and indeed the scheme has become 
far less viable since it was consented due to significant 
build cost inflation and uncertain outcomes for the 
commercial space. 

The changes requested keep the scheme under 10 units 
and are made on the assumption that no affordable 
housing contributions will be requested. 

An amended viability statement has been prepared and 
will be submitted with the planning application. This 
shows that the amended scheme cannot viably deliver an 
affordable housing contribution.

In summary, this new proposal addresses the 
requirements of LP40 and LP42 in seeking to retain and 
enhance the employment space on site and while a small 
reduction of space is made (9%/ 49sqm) this is balanced 
by the far higher quality of space to be delivered, for which 
a flexible use is proposed, thereby enabling a wider cross 
section of commercial possibilities for the spaces. 

This will make it far more likely to be sustainable and 
successful commercial space in the long term, while the 
addition of two more residential flats makes the scheme 
less risky to deliver as the commercial outcome is more 
certain.
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Site Location Plan
Scale 1:1250 @ A3
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Space

Front portion of site.
Subject of this application

Rear portion of site.
Not subject of this application

Unused 
rear area

Site Diagram

Existing Areas

Site Area =							       1714.6 m2

Front portion (subject to this planning application) =		  1011.0 m2

								        (0.1 ha)
Rear portion (not subject to this planning application) =		  638 m2

								        (0.06 ha)

Built area:

GIA First Floor =						      155.8 m2

GIA Ground Floor = 						      572.6 m2 

GIA Total =							       728.4 m2

	
Employment space to be replaced (Use class E):

Total =								        698.4 m2
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This is a copy of the title plan on 27 FEB 2018 at 10:02:21. This copy does not take account of any application made after that time even if still pending in HM Land

Registry when this copy was issued.

This copy is not an 'Official Copy' of the title plan. An official copy of the title plan is admissible in evidence in a court to the same extent as the original. A person is

entitled to be indemnified by the registrar if he or she suffers loss by reason of a mistake in an official copy. If you want to obtain an official copy, the HM Land

Registry web site explains how to do this.

HM Land Registry endeavours to maintain high quality and scale accuracy of title plan images.The quality and accuracy of any print will depend on your printer, your

computer and its print settings.This title plan shows the general position, not the exact line, of the boundaries. It may be subject to distortions in scale.

Measurements scaled from this plan may not match measurements between the same points on the ground.

This title is dealt with by HM Land Registry, Telford Office.

© Crown Copyright. Produced by HM Land Registry. Further reproduction in whole or in part is prohibited without the prior written permission of Ordnance Survey.

Licence Number 100026316.
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PTAL Map

The Ptal of the site is noted as 2. 

CPZ Map

No CPZ are in operation on Priests 
Bridge. Source: Richmond CPZ Map.

Flood Risk Plan

The front portion that forms part of 
this application lies within flood zone 
1, an area with a low probability of 
flooding.

The rear portion of the site alongside 
Beverley Brook lies within flood zone 
3 but benefits from flood defences in 
the form of a flood relief culvert that 
branches off Beverley Brook and runs 
underneath the site.

Interactive UDP Plan

Policy DM-TC-3 is noted around the 
site. 

Copyright TfL 2017
1 / 2

Map key - PTAL

  0 (W ors t)    1a  
  1b    2  
  3    4  
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Map layers

PTAL (cel l  s ize: 100m)

Gordon Court

Gordon Court, Stonegrove, Edgware HA8 7TQ, UK

Easting: 518550, Northing: 192427

Grid Cell: 143768

Report generated: 19/09/2017

Calculation Parameters

Day of Week M-F

Time Period AM Peak

Walk Speed 4.8 kph

Bus Node Max. Walk Access Time (mins) 8

Bus Reliability Factor 2.0

LU Station Max. Walk Access Time (mins) 12

LU Reliability Factor 0.75

National Rail Station Max. Walk Access Time (mins) 12

National Rail Reliability Factor 0.75

TRANSPORT

FOR LONDON

 

PTAL output for Base Year
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45. Strawberry Vale
46. Rosecroft Gardens
47. Queens Road 
  (Twickenham)
48. Amyand Park Road
49. Crown Road
50. Sheendale Road
51. Mortlake Green
52. East Sheen Avenue
53. White Hart Lane
54. Waldegrave Park
55. Kew Road
56. Beresford Avenue
57. Old Deer Park
58. Platt’s Eyot
59. Normansfield
60. Hampton Court Park
61. Bushy Park
62. Richmond Park
63. Royal Botanic Gardens,
  (Kew)
64. Sheen Lane (East Sheen)
65. Hanworth Road, 
  (Hampton)
66. Richmond Road 
  (East Twickenham)
67. Parkleys Estate (Ham)
68. Holmesdale Avenue
69. Sheen Common Drive
70. Sheen Lane (Mortlake)
71. Fieldend (Twickenham)
72. Hamilton Road

23. Ham House
24. Twickenham Park
25. Castelnau
26. The Grove
27. Teddington Lock
28. Broom Water
29. Belmont Road
30. St Matthias
31. Sheen Road
32. Barnes Common
33. Mortlake
34. Model Cottages
35. Queens Road (Mortlake)
36. Kew Foot Road
37. High Street (Teddington)
38. Hight Street (Hampton Hill)
39. Blackmore’s Grove
40. Pope’s Avenue
41. Joanna Southcott Chapel
42. Mays Road
43. Strawberry Hill Road
44. Mallard Place

 1. Barnes Green
 2. Kew Green
 3. Richmond Green
 4. Richmond Riverside
 5. Richmond Hill
 6. Petersham
 7. Ham Common
 8. Twickenham Riverside
 9. Twickenham Green
10. Trafalgar Road
11. Hampton Court Green
12. Hampton Village
13. Christ Church Road
14. Mill Hill
15. Kew Gardens
16. Thorne Passage
17. Central Richmond
18. Hampton Wick
19. St Margarets
20. Lawn Crescent
21. Cambridge Park
22. Park Road (Teddington)

CONSERVATION 
AREAS

Conservation Areas

Borough boundary

45. Strawberry Vale
46. Rosecroft Gardens
47. Queens Road (Twickenham)
48. Amyand Park Road
49. Crown Road
50. Sheendale Road
51. Mortlake Green
52. East Sheen Avenue
53. White Hart Lane
54. Waldegrave Park
55. Kew Road
56. Beresford Avenue
57. Old Deer Park
58. Platt’s Eyot
59. Normansfield
60. Hampton Court Park
61. Bushy Park
62. Richmond Park
63. Royal Botanic Gardens
64. Sheen Lane (East Sheen)
65. Hanworth Road, (Hampton)
66. Richmond Road 
67. Parkleys Estate (Ham)
68. Holmesdale Avenue
69. Sheen Common Drive
70. Sheen Lane (Mortlake)
71. Fieldend (Twickenham)
72. Hamilton Road
73. Burlington Avenue and 
  West Park Road
74. Defoe and Ruskin Avenue
75. Oaklands Estate

23. Ham House
24. Twickenham Park
25. Castelnau
26. The Grove
27. Teddington Lock
28. Broom Water
29. Belmont Road
30. St Matthias
31. Sheen Road
32. Barnes Common
33. Mortlake
34. Model Cottages
35. Queens Road (Mortlake)
36. Kew Foot Road
37. High Street (Teddington)
38. Hight Street (Hampton Hill)
39. Blackmore’s Grove
40. Pope’s Avenue
41. Joanna Southcott Chapel
42. Mays Road
43. Strawberry Hill Road
44. Mallard Place

 1. Barnes Green
 2. Kew Green
 3. Richmond Green
 4. Richmond Riverside
 5. Richmond Hill
 6. Petersham
 7. Ham Common
 8. Twickenham Riverside
 9. Twickenham Green
10. Trafalgar Road
11. Hampton Court Green
12. Hampton Village
13. Christ Church Road
14. Mill Hill
15. Kew Gardens
16. Thorne Passage
17. Central Richmond
18. Hampton Wick
19. St Margarets
20. Lawn Crescent
21. Cambridge Park
22. Park Road (Teddington)
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Character Area 8: Priest’s Bridge

Interesting mid-20th century 
corner block.
Building of townscape merit

Stags Head pub (built 1938).
Building of townscape merit

Extracted from Barnes Village Planning Guidance SPD:

Character Summary

This character area covers the south-west corner of 
Barnes, including the bottom of White Hart Lane and 
Priests Bridge. It is bound by Upper Richmond Road West 
to the south, White Hart Lane to the west and Barnes 
Common Conservation Area to the east. Its northern 
boundary is marked by the beginning of White Hart Lane’s 
Edwardian terraces, the White Hart Lane Conservation 
Area, and the railway line.

Priests Bridge

The name Priests Bridge refers to the bridge which 
formerly carried Upper Richmond Road across the 
Beverley Brook. The street now called Priests Bridge was 
originally Upper Richmond Row, before the curve was 
bypassed with a new route between the World Wars. 
A mixture of twentieth century buildings form a small 
high-street type row at the east end of Priests Bridge. 
It also includes two Buildings of Townscape Merit: one 
nineteenth-century survival and the Stags Head pub, built 
in 1938. An interesting mid-twentieth century corner block 
makes a canted corner with White Hart Lane.

Dominant Materials and Features

Key features are: 
Dark brick, concrete frames and balconies, large 
apartment blocks, stone villas, street fronting commercial 
buildings.

Opportunity 

Upgrading the public realm on the short commercial 
stretches of street in this area could reanimate it as a local 
hub for shops, cafes or small businesses, encouraging 
investment in buildings. The Priests Bridge element 
benefits from occasional granite sets and concrete brick 
paving, whereas the White Hart Lane stretch reverts to 
traditional concrete slabs. Yorkstone or granite sets would 
be beneficial.

The Site

53: White Hart Lane 
Conservation Area

32: Barnes Common 
Conservation Area

THE SITE 
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Sun path

Beverley Brook

Treen Avenue terrace

Treen Avenue

Existing vacant commercial space

Existing vacant commercial space

Suspected course of 
flood overflow culvert

Stags Head pub
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VIEW A

VIEW C

VIEW B

VIEW D
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First Floor Plan

Ground Floor PlanLocation Plan
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South-West (Priests Bridge) Elevation

South-East (Beverley Brook) Elevation

North-East Elevation Existing view from Priests Bridge

Existing view from Priests Bridge
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Building massing on opposite 
street side shown dashed

Building massing on opposite 
street side shown dashed

Existing

The existing buildings sits nestled between a three storey 
residential building and a public house, forming a break 
in the street facade both in terms of silhouette and facade 
rhythm.

Proposed Massing, Height and Rhythm

The proposal picks up on the rhythm of building blocks 
reflected in the existing facades, ensuring a more 
harmonious relationship with the neighbouring buildings. 
The height of the facade is in keeping with the existing 
rooflines to compete with the silhouette line established by 
the neighbouring properties.

SITE

SITE

SCALE & MASSING 



SITE

SITEPriests Bridge

Priests Bridge

Priests BridgeThe Willoughbys  

The Willoughbys 

The Willoughbys 

SITE

Existing

The facade onto Priests Bridge allows access to an 
internal courtyard bounded by two storey buildings, made 
up of the existing commercial space at ground and first 
floor levels.

Proposed Massing, Height and Rhythm

In its first iteration, the footprint of the current buildings is 
extruded up to form a three storey building to the front and 
a two storey building to the rear.

Stepped Silhouette

The extruded massing is then sculpted to respond 
positively and respectfully to its context by removing 
massing from the rear of the front building. The rear 
building’s footprint is reduced to allow a suitable distance 
between the two proposed blocks.

30 Priests Bridge

Redistribute 
massing
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01 - The Existing Site

With the existing accommodation being unfit for purpose 
and in a poor state of repair, the site is to be cleared of all 
existing buildings.

02 - Extruded block massing

Distinct front and rear building blocks are formed to 
correspond to the existing building pattern on site.

03 - Adaptation of Proposed Massing

The building massing is refined by removing volume in 
response to offset distances and building adjacencies.

04 - The Resulting Massing

The resulting massing makes efficient use of the available 
site area and volume, while creating respectful relationships 
with the adjoining and neighbouring buildings and plots. 
Floor at higher levels step back from the facade so as not 
to be overbearing, and not to impact adversely on existing 
views or lighting levels.

Wherever practical, roofs will be greened as a way to 
create an aesthetically pleasing outlook for overlooking 
neighbouring buildings, to provide natural habitats for the 
local fauna and flora, and to act as a means of natural 
rainwater attenuation in order to avoid flooding. Rooflights 
are used to allow natural daylight deep into the floor plates.
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The proposed massing is to respect views and lighting 
levels enjoyed by neighbouring properties. To ensure that 
the privacy of occupiers is respected, the windows of the 
main facing habitable rooms should be no less than 20m 
apart. Where principal windows face a wall that contains no 
windows or those that are occluded, this distance can be 
reduced to 13.5 metres.

The front and rear buildings take cue from their context 
in terms of massing, scale and grain in order to form 
an architecture language that sits comfortably with its 
neighbouring buildings.

The proposed building heights are a function of the required 
volumes and areas, scale and character of neighbouring 
buildings, and considerations with regards to views and 
lighting levels.

Context Offset Distances

20m offset required between main facing habitable rooms

Retain existing building wall

Ground floor Front building

Single storey Rear building

Two storeys

Three storeys

13.5m offset required between a principal window and 
a wall without windows or those that are occluded

Building Heights Urban Grain

2526 - 28 Priests Bridge Road - SW14 8TA - Barnes - London

0 3 .  D esi   g n  S tr  a te  g y

SCALE & MASSING



26 26 - 28 Priests Bridge Road - SW14 8TA - Barnes - London



2726 - 28 Priests Bridge Road - SW14 8TA - Barnes - London

0 4 .  D E S I G N  P R O P O S A L



28 26 - 28 Priests Bridge Road - SW14 8TA - Barnes - London

Rear building:
Commercial and Residential apartments

Front building:
Residential apartments

Ground Plane

Existing Context

Proposed Buildings
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View from South-East along Priests Bridge 
As Existing

View from North-West along Priests Bridge 
As Existing

View from South-East along Priests Bridge 
As Proposed

View from North-West along Priests Bridge 
As Proposed
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View from South-East along Priests Bridge 
As Proposed
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SITE

CommercialCar Entrance and Parking

Residential Residential

Existing brick wall 
between site and 

Treen Avenue terraceGreen Roof

Private 
amenity 
terraces

Outline of existing 
buildings

Rooflights

Priests BridgeThe Willoughbys
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Green Roof

Outline of existing 
buildings

Roof Roof 
terracesterraces

Rooflights

Natural daylighting

Cross 
Ventilation

Solar shading and 
prevention of light spill 
onto Beverley Brook Neighbours’ views

SITEBeverley Brook Treen Avenue Terrace Treen Avenue

Building massing on opposite 
street side shown dashed

Key Plan

SECTION THROUGH COMMERCIAL REAR BUILDING
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The SiteNo. 30 No. 24
The Stags Head Public House

Beverley BrookNo. 32

Building massing on opposite 
street side shown dashed
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Proposed Elevation

PRIESTS BRIDGE ELEVATION

The SiteNo. 30

Urban block Urban block
set-back 
facade

to articulate the 
building

Urban block Urban block

No. 24
The Stags Head Public House

Beverley BrookNo. 32



View along Priests Bridge 
As Proposed
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01
London stock brick

02
Powder coated aluminium apertures 
to window surrounds, steel 
balustrade to balconies

04
Rendered ground floor walls

03
Aluminium profiles to frame and to 
articulate the facade

02 02

03

03

04

01

Front Elevation Bay

Reference Materials Palette

The Site No. 24
The Stags Head Public House



Rear Building - View from North-East along Beverley Brook 
As Proposed
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02
Powdercoated aluminium fascia

01
Profiled coated steel roofing

03
Anodised aluminium louvers

04
Profiled coated steel cladding

02

02

03

01

Rear Building - Beverley Brook Elevation
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Reference Materials Palette
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Changes on drawings

     Bin and bike storage reviewed to 
comply with regulations.  

Building to the front: 

     Entrance to residential core 
improved to get a safe fire escape 
route from units above.

     Two additional car parking spaces 
provided for residential use. 

Building to the rear:

     New shared entrance and stair 
core for access to commercial plant 
room and residential units at first 
level. 

     Entrance for commercial space 
moved to a better location in order 
to share the front facade with the 
residential access.

     Commercial layout amended 
including stairs and lift.

     Access to the terrace to the rear of 
the site moved due to internal layout 
changes. 
      
     Window instead of a door.
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