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3.1 PLANNING HISTORY

In November 2017, CPMG (Architects) submitted a pre-planning application 
proposal which provided a replacement health centre [Use Class D1] of 
approx. 2,835 sqm and 76 residential units - mix of 1, 2, 3 and 4 bed units, 
with an outlined area for a school use. 

In November 2018 Squire and Partners submitted an Outline Planning 
Application for the South West London and St George’s Mental Health NHS 
Trust  for a mixed used scheme comprising of a Health Hub [use class D1], 
a Special Educational Needs [SEN] school [use class D1] and residential 
accommodation [use class C3], in addition to extensive landscaping.

The Outline Planning Permission (OPP) Reference No. 18/3642/OUT was 
approved on 14 September 2020. 

The OPP granted approval for a three-part phased development of the 
site: (1) the residential part, (2) the SEN School and (3) the health centre. 
This pre-application relates to the residential part only which occupies 
the western half of the site totalling 7,993 sqm. The OPP approves the 
development of up to 80 residential units with associated car and cycle 
parking within three blocks of two and three storeys. 

There are two sets of ‘Control Documents’ approved. These are:

1. The ‘Parameter Plans’; and

2. The ‘Design Code’.

Previous Scheme Proposed by CPMG Architects Nov 2017

Pre-application by Squire and Partners May 2018 Outline Application by Squire and Partners Nov 2018

Ground Floor Site Illustrative Plan Presented at Pre Application 2 Meeting

Ground Floor Site Illustrative Plan Presented at Pre Application 1 Meeting

8.0 Pre-Application Squire and Partner Scheme Development 

 

 [Pre-Application Meeting,May 2018] 

 Squire and Partners presented a pre- planning application for 

the site in May 2018.  The scheme proposed the provision of:

 

 - a commercially operated assisted residential accommodation 

[use class C2] of approx. 9,680sq.m, with a mix of 1 and 2 

bedroom units distributed throughout 6 pavillions;

 - basement parking for the residential accommodation 

 - a Health Hub [use class D1] of approx. 2,430 sq.m 

 - and other functions ancillary to the C2 use of approx. 1,438 

sq.m, including cafe and restaurant space and extensive 

landscaping.

 Following this initial proposal planning officers specified that 

a Special Educational Needs [SEN] School would be desirable 

for the Barnes site.

 In response, we provided an alternative proposal [image top 

right] which included an indicative land intake for an SEN 

School accommodating approximately 50 students, whilst 

maintaining the Health Hub and 4 pavilions of C2 assisted 

residential accommodation. 

  Feedback from LBR Officers on this amended proposal indicated 

a firm preference for residential [C3 Use] over an assisted 

living use.

 In the wake of further liaison with the LBR we have developed 

an proposal which increased the SEN School to accommodate 

up to 90 no. ambulant pupils, also retaining the Health Hub and 

4 pavilions of C3 residential accommodation. 

9.0 Detailed Design

 Having taken on board comments raised in previous pre-

application meetings, and public consultations, through 

thorough design development, Squire and Partners have 

produced an illustrative scheme that comprehensively 

addresses the points raised through the pre-application 

process.

 Our proposals are the fruit of a careful discernment of the 

various different typologies that we have examined in the 

course of design development. 

9.1 Illustrative Masterplan

 The scheme adopts the organising principle of the Garden 

Square which prioritises generous open landscaped areas and 

maximises external amenity space throughout the site to the 

benefit of all users.

 

 The incorporation of the BTMs to frame the main entrance of 

the site retains and embodies the site’s heritage within the  

proposed public realm whilst maintaining a connection to the 

adjacent Queen’s Road Conservation Area.

 

 Additionally, as per contextual research carried out, the 

proposal of three longer blocks takes cues from the local urban 

grain with its prominent pattern of long blocks of terraces. 

 We have also ensured minimal impact to the retained trees 

by stepping the proposed building lines further into the site, 

specifically that of the of Health Hub in relation to the Class 1 

tree to the north-east corner of the site. 

Illustrative Masterplan -  Ground Floor Plan 

4.0 Planning  

4.1 Previous Scheme Proposed by CPMG Architects

 CPMG Architects submitted a pre-planning application proposal 

in November 2017. The proposal provided a replacement health 

centre [Use Class D1] of approx. 2,835 sqm and 76 residential 

units - mix of 1, 2, 3 and 4 bed units, with an outlined area for 

a school use. 

4.2 Previous Scheme Public Consultation Comments 

 Key comments received from the previous public consultation 

of CPMG’s scheme:

	 •	 Support	 for	 the	 retention	 of	 mental	 healthcare	 facilities	 at	

Barnes Hospital

	 •	 Further	 information	 requested	 regarding	 the	 nature	 of	 the	

proposed school on the site

 

	 •	Additional	 information	requested	regarding	 the	 retention	of	

existing trees on the site

 

	 •	Green	space	within	site	for	community	use	was	requested

 

	 •	 Four	 storey	 development	 was	 noted	 by	 some	 residents	 as	

being out of keeping with the local area.

	 •	 Quality	 of	 architecture	was	 noted	 as	 being	 unsuited	 to	 the	

area.

	 •	 Comments	 regarding	 construction	 traffic	 management	 and	

the need to minimise disruption and vehicle trip numbers.

	 •	Comments	 relating	 to	 the	 capacity	of	 local	 public	 transport	

links.

 

Previous Proposal - CPMG Architects Images from Squire and Partners Outline Planning Application document
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OUTLINE PLANNING APPLICATION - PROPOSED PLOT USES3.2 SUMMARY OF THE KEY DETAILS 
OF THE PARAMETER PLANS

Land Use

• Site Area: approx. 14,350 sq. m / 1.4 ha / 3.5 acres

Proposed Use: A mixed use scheme consisting of;

• Health Hub [Use Class D1] (0.3 ha)

• SEN School [Use Class D1] (0.3 ha)

• Residential Accommodation [Use Class C3] (0.8 ha)

Health Hub

• Total GIA: up to 2,500 sqm

• Car parking: up to 26 no. bays [inc. 4 no. Accessible]

• Cycle bays: up to 27 no. [inc. 17 Short Stay]

SEN School

• Total GIA: up to 2,402 sqm

• Car Parking: up to 11 no. bays

• Cycle bays: up to 26 no. bays [inc. 18 no. short stay]

Residential Accommodation New Build

• Total NIA: up to 5,570 sqm 59,955 sq.ft

• Total GIA: up to 6,918 sqm 74,465 sq.ft

• No. of Blocks: up to 3 no.

• Car parking: up to 44 no. bays [Ratio of 0.53 per unit, 
inc. 10% accessible]

• Cycle Storage: up to 153 no. [inc. 2 no. short-stay 
provision at ground level]

• Approx. No. Flats: up to 80 no.

Residential Accommodation Existing

• Retaining 3 of the Buildings Of Townscape Merit [BTM]

• Recreation Hall [GIA: 138 sq.m] - for residential use, 
up to 2 units

• Entrance Lodge [GIA: 82 sq.m] - for residential use, up 
to 1 unit

Images from Squire and Partners Outline Planning Application document
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Heights of Buildings Key

1 Storey  

2 Storey  

2.5 / 3 Storey  

3 / 3.5 Storey  

2.5.1 Neighbourhood  Building Heights 

 The proposed massing takes into consideration how it relates 

to the existing context and remain respectful of the current 

building lines.

 The Mortlake general datum operates within the 2-3 storey 

range. The proposal  sits within these parameters knitting into 

the urban grain. 

Existing Building Heights 

OUTLINE PLANNING APPLICATION - APPROVED HEIGHTS

Images from Squire and Partners Outline Planning Application document
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9.0 Detailed Design

 Having taken on board comments raised in previous pre-

application meetings, and public consultations, through 

thorough design development, Squire and Partners have 

produced an illustrative scheme that comprehensively 

addresses the points raised through the pre-application 

process.

 Our proposals are the fruit of a careful discernment of the 

various different typologies that we have examined in the 

course of design development. 

9.1 Illustrative Masterplan

 The scheme adopts the organising principle of the Garden 

Square which prioritises generous open landscaped areas and 

maximises external amenity space throughout the site to the 

benefit of all users.

 

 The incorporation of the BTMs to frame the main entrance of 

the site retains and embodies the site’s heritage within the  

proposed public realm whilst maintaining a connection to the 

adjacent Queen’s Road Conservation Area.

 

 Additionally, as per contextual research carried out, the 

proposal of three longer blocks takes cues from the local urban 

grain with its prominent pattern of long blocks of terraces. 

 We have also ensured minimal impact to the retained trees 

by stepping the proposed building lines further into the site, 

specifically that of the of Health Hub in relation to the Class 1 

tree to the north-east corner of the site. 

Illustrative Masterplan -  Ground Floor Plan 

OUTLINE PLANNING APPLICATION - CONSENTED MASTERPLAN

Images from Squire and Partners Outline Planning Application document
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OUTLINE PLANNING APPLICATION - PARKING

Images from Squire and Partners Outline Planning Application document
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3.3 OPP INDICATIVE SCHEDULE OF AREAS

18002 - Barnes Hospital

SCHEDULE OF AREAS

10/12/2018

Revision - D

PPrrooppoosseedd  NNeeww  BBuuiilldd  RReessiiddeennttiiaall  BBlloocckkss  UUnniitt  AArreeaass

[excluding retained BTMs - Entrance Lodge & Recreation Hall]

Block A: Block B: Block C:

Floor Unit No. Unit Type Floor Unit No. Unit Type Floor Unit No. Unit Type

Ground Floor 1 70 2B 4P Ground Floor 1 70 2B 4P Ground Floor 1 74 2B 4P
2 95 3B 6P 2 87 3B 5P 2 53 1B 2P
3 54 1B 2P 3 72 2B 4P 3 52 1B 2P
4 73 2B 4P 4 72 2B 4P 4 51 1B 2P
5 86 3B 5P 5 87 3B 5P 5 70 2B 4P
6 70 2B 4P 6 53 1B 2P 6 99 3B 6P
7 62 1B 2P 7 50 1B 2P 7 74 2B 4P
8 62 1B 2P 8 51 1B 2P 8 74 2B 4P

9 50 1B 2P 9 52 1B 2P
First Floor 9 73 2B 4P 10 97 3B 6P

10 51 1B 2P First Floor 10 88 3B 5P
11 70 2B 4P 11 70 2B 4P First Floor 11 90 3B 5P
12 86 3B 5P 12 84 2B 4P 12 73 2B 4P
13 62 2B 3P 13 84 2B 4P 13 55 1B 2P
14 77 2B 4P 14 87 3B 5P 14 52 1B 2P
15 94 3B 5P 15 76 2B 4P 15 75 2B 4P
16 77 2B 4P 16 50 1B 2P 16 55 1B 2P
17 55 1B 2P 17 51 1B 2P 17 56 1B 2P

18 61 2B 3P 18 96 2B 4P
Second Floor 18 86 3B 5P 19 93 2B 4P

19 88 3B 5P Second Floor 19 73 2B 4P 20 97 3B 6P
20 50 1B 2P 20 54 1B 2P
21 50 1B 2P 21 77 2B 4P Second Floor 21 66 2B 3P
22 51 1B 2P 22 70 2B 4P 22 54 1B 2P
23 67 1B 2P 23 71 2B 4P 23 55 1B 2P
24 76 2B 4P 24 77 2B 4P 24 56 1B 2P
 25 55 1B 2P 25 68 2B 3P

Total 24 1685 26 74 2B 4P 26 99 2B 4P
27 54 1B 2P

Total 26 1794 28 53 1B 2P
29 72 2B 4P
30 76 2B 4P

Total 30 2091

Proposed New Build Residential Blocks

Total 80 5570 6918 7516 Total 1894 2163

This aligns with the agreed new build residential unit mix:                  
1B2P - 30no.    (37%)
2B3P -  4no.      (5%)  
2B4P - 32no.    (40%)
3B5P -  10no.    (13%)
3B6P -  4no.      (5%)     

PLEASE NOTE:
Areas exclude three apartments within the existing 2no. Buildings of Townscape Merit [BTMs] sitting on the residential portion of the site:

RReeccrreeaattiioonn  HHaallll

GIA: 138 sq.m `
Proposed Use:  Residential Use

Maximum No. of Units:       2 no.

EEnnttrraannccee  LLooddggee

GIA:      82 sq.m

Proposed Use:  Residential Use

Maximum No. of Units:  1 no.

NIAs have been calculated at a height of 1.5 m from finish floor level [FFL] and include all area within the boundaries of each unit i.e. including internal walls, risers etc.

Areas are indicative and subject to fluctuation through design development and planning.

Areas in a future Reserved Matters Application may differ from the above schedule

NIA               
[sq. m]

NIA               
[sq. m]No. of Units

GIA               
[sq. m]

GEA               
[sq. m]

Residential Basement Car Park

GIA               
[sq. m]

GEA               
[sq. m]

NIA              
[sq. m]

NIA               
[sq. m]
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3.4 SUMMARY OF THE KEY ARCHITECTURAL REQUIREMENTS OF THE DESIGN CODE

11.6.5 Massing of Residential Blocks

The residential blocks shall be designed with projecting gable-

fronts of no less than 0.5m [except south facing elevations of 

Blocks B and C and reduced depths of projecting gables on 

west facing elevations of Blocks A and B] of varying depths to 

add variety and articulation.

Separation between residential massing blocks should not be 

less than a minimum 13.5m.

Where distances between building lines is below 13.5m, facing 

bay windows must be offset in their alignment to maximise 

separation and facing windows shall only serve non habitable 

rooms.

Example of contemporary detailing of vernacular form

Typical Facade - Material Palette 

Grey / Earth tone roof tiles 

Gauged brickwork, found on the BTMs

Hanging tiles or textured brick-work

Metal work to balustrades and projecting window bays  

Decorative use of Brick Banding 

Between Blocks B and C, there shall be a minimum of 13.5m 

distance between bay windows, a minimum of 15.3m between 

projecting gables and a minimum of 17m between main facing 

elevations.

Units within Block B at close proximity to the SEN School 

boundary [minimum of 1.5m at pinch point] shall serve as dual 

aspect.

The southern building line of residential Blocks B and C shall 

be not less than 20m from the rear building line of dwellings 

fronting Grosvenor Avenue as well as a minimum of 8.25m 

from the southern boundary to allow enough clearance for tree 

preservation and amenity space for the residential blocks.

11.6.6 External Building Materials to the Residential Blocks

 The primary finish to the residential blocks will be good quality 

brickwork, flush pointed.

 Copings and string-courses are to be of York or Portland stone.

 Windows, doors and projecting bay windows are to be of 

painted metal with mullions, transoms and casements or of 

hardwood timber with painted metal secondary type mullions, 

transoms and casements.

 The architectural housings of dormer windows are to be clad 

and flashed in lead or zinc.

 Windows to dormers are to be as windows, doors and 

projecting bay windows, above.

 Roofs are to be of good quality red clay or slate tiles and 

flashed in lead or zinc.

 Glazing to windows is to be low-iron glass with no green caste.

 Any window frame sitting in a brick wall should be recessed by 

a minimum of 100mm.

Juliet balconies and balustrades are to be of painted steel with 

no visible fixings.

 Rain water pipes, hoppers, gutters and all ancillary components 

are to be of painted metal.

Details of all materials and fenestration to be approved by the 

LPA.

Height
• The top floor of the residential blocks shall be combined with 

a pitched roof to avoid a separate roof storey giving additional 
height to residential buildings consisting of three storeys of 
accommodation.

• The eaves heights will vary to create playful elevations and must not 
exceed a maximum height of 6m, not including brick balustrades.

• The top floor of the residential blocks shall be designed to include 
gables and dormer windows to improve the internal efficiency and 
to limit areas of restricted head height. 

Scale
• The top floor of the residential blocks shall be combined with a 

pitched roof to the scale found in local residential architecture and 
the existing site. 

• Projecting bay windows on the first and second storeys shall be 
consistent with the design and scale of similar design features 
found in local residential architecture and the existing site. 

• Gables shall be designed to the scale of similar design features 
found in local residential architecture and the existing site. 

• The building plane shall not exceed a maximum of 8m of a single 
continuous surface before introducing projecting or receding detail.

Massing 
• The residential blocks shall be designed with projecting gables of 

no less than 0.5m [except south facing elevations of Blocks B and C 
and reduced depths of projecting gables on west facing elevations 
of Blocks A and B] of varying depths to add variety and articulation.

• Separation between residential massing blocks should not be less 
than a minimum 13.5m. Where  distances between building lines is 
below 13.5m, facing bay windows must be offset in their alignment 
to maximise separation and facing windows shall only serve non 
habitable rooms

• Between Blocks B and C, there shall be a minimum of 13.5m 
distance between bay windows, a minimum of 15.3m between 
projecting gables and a minimum of 17m between main facing 
elevations. 

• The southern building line of residential Blocks B and C shall be 
not less than 20m from the rear building line of dwellings fronting 
Grosvenor Avenue as well as a minimum of 8.25m from the 
southern boundary to allow enough clearance for tree preservation 
and amenity space for the residential blocks.

Build form and Character 
• Elevations should also be carefully considered relative to their 

orientation in terms of sunlight and in terms of overlooking issues. 

• Particular sensitivity should be given to the elevations addressing 
Grosvenor Avenue, reducing impression of mass through roof 
design and form. 

• Each residential block shall integrate a combination of pitched roofs 
[with a maximum pitch of 65° to respond to the design and scale 
found in the surrounding area and the existing site] and flat roofs 
which integrate wild flowers or brown roofs where possible in order 
to support local biodiversity as well as photovoltaic panels and roof 
lights. 

• There must be no dormer windows or gables to the southern 
elevations of Blocks B and C facing Grosvenor Avenue. The 
residential blocks shall be designed with dormer windows of 
varying sizes to add variety and articulation to the massing set 
modestly in the roof space, not appearing overly dominant.

• The dormer windows must be smaller in width than the windows 
below and generally to be centred on windows in storeys below. 

Materials 
• The primary finish to the residential blocks will be good quality 

brickwork, flush pointed.

• Copings and string-courses are to be of York or Portland stone.

• Windows, doors and projecting bay windows are to be of painted 
metal with mullions, transoms and casements or of hardwood 
timber with painted metal secondary type mullions, transoms and 
casements.

• The architectural housings of dormer windows are to be clad and 
flashed in lead or zinc.

• Windows to dormers are to be as windows, doors and projecting 
bay windows, above.

• Roofs are to be of good quality red clay or slate tiles and flashed in 
lead or zinc.

• Glazing to windows is to be low-iron glass with no green caste.

• Any window frame sitting in a brick wall should be recessed by a 
minimum of 100mm.

• Juliet balconies and balustrades are to be of painted steel with no 
visible fixings.

• Rain water pipes, hoppers, gutters and all ancillary components are 
to be of painted metal.

11.6.5 Massing of Residential Blocks

The residential blocks shall be designed with projecting gable-

fronts of no less than 0.5m [except south facing elevations of 

Blocks B and C and reduced depths of projecting gables on 

west facing elevations of Blocks A and B] of varying depths to 

add variety and articulation.

Separation between residential massing blocks should not be 

less than a minimum 13.5m.

Where distances between building lines is below 13.5m, facing 

bay windows must be offset in their alignment to maximise 

separation and facing windows shall only serve non habitable 

rooms.

Example of contemporary detailing of vernacular form

Typical Facade - Material Palette 

Grey / Earth tone roof tiles 

Gauged brickwork, found on the BTMs

Hanging tiles or textured brick-work

Metal work to balustrades and projecting window bays  

Decorative use of Brick Banding 

Between Blocks B and C, there shall be a minimum of 13.5m 

distance between bay windows, a minimum of 15.3m between 

projecting gables and a minimum of 17m between main facing 

elevations.

Units within Block B at close proximity to the SEN School 

boundary [minimum of 1.5m at pinch point] shall serve as dual 

aspect.

The southern building line of residential Blocks B and C shall 

be not less than 20m from the rear building line of dwellings 

fronting Grosvenor Avenue as well as a minimum of 8.25m 

from the southern boundary to allow enough clearance for tree 

preservation and amenity space for the residential blocks.

11.6.6 External Building Materials to the Residential Blocks

 The primary finish to the residential blocks will be good quality 

brickwork, flush pointed.

 Copings and string-courses are to be of York or Portland stone.

 Windows, doors and projecting bay windows are to be of 

painted metal with mullions, transoms and casements or of 

hardwood timber with painted metal secondary type mullions, 

transoms and casements.

 The architectural housings of dormer windows are to be clad 

and flashed in lead or zinc.

 Windows to dormers are to be as windows, doors and 

projecting bay windows, above.

 Roofs are to be of good quality red clay or slate tiles and 

flashed in lead or zinc.

 Glazing to windows is to be low-iron glass with no green caste.

 Any window frame sitting in a brick wall should be recessed by 

a minimum of 100mm.

Juliet balconies and balustrades are to be of painted steel with 

no visible fixings.

 Rain water pipes, hoppers, gutters and all ancillary components 

are to be of painted metal.

Details of all materials and fenestration to be approved by the 

LPA.

Existing Building

 With the development of the facade studies, we were able to 

introduce a variety of architectural languages observed within 

the area for our two principle types of block facades including   

arts and crafts characteristics such as;

 

 - Asymmetrical composition of dormers and gables

 -  A variety of window sizes

 - Variations in bay window types

 The facades vary depending on their location. In more sensitive 

areas, such as that fronting Old Mortlake Burial Ground to 

the western boundary of the site, we have ensured a more 

reserved facade with reduced articulation and projection 

of gables, whilst still maintaining the same architectural 

language. 

 Both block types maintain the domestic scale established by 

the surrounding residential buildings and demonstrate our 

commitment to high quality architectural design.

Illustrative Western Site Elevation facing Old Mortlake Burial Ground

Illustrative Western Elevation of Block B

Illustrative Western Elevation of Block A

11.6.5 Massing of Residential Blocks

The residential blocks shall be designed with projecting gable-

fronts of no less than 0.5m [except south facing elevations of 

Blocks B and C and reduced depths of projecting gables on 

west facing elevations of Blocks A and B] of varying depths to 

add variety and articulation.

Separation between residential massing blocks should not be 

less than a minimum 13.5m.

Where distances between building lines is below 13.5m, facing 

bay windows must be offset in their alignment to maximise 

separation and facing windows shall only serve non habitable 

rooms.

Example of contemporary detailing of vernacular form

Typical Facade - Material Palette 

Grey / Earth tone roof tiles 

Gauged brickwork, found on the BTMs

Hanging tiles or textured brick-work

Metal work to balustrades and projecting window bays  

Decorative use of Brick Banding 

Between Blocks B and C, there shall be a minimum of 13.5m 

distance between bay windows, a minimum of 15.3m between 

projecting gables and a minimum of 17m between main facing 

elevations.

Units within Block B at close proximity to the SEN School 

boundary [minimum of 1.5m at pinch point] shall serve as dual 

aspect.

The southern building line of residential Blocks B and C shall 

be not less than 20m from the rear building line of dwellings 

fronting Grosvenor Avenue as well as a minimum of 8.25m 

from the southern boundary to allow enough clearance for tree 

preservation and amenity space for the residential blocks.

11.6.6 External Building Materials to the Residential Blocks

 The primary finish to the residential blocks will be good quality 

brickwork, flush pointed.

 Copings and string-courses are to be of York or Portland stone.

 Windows, doors and projecting bay windows are to be of 

painted metal with mullions, transoms and casements or of 

hardwood timber with painted metal secondary type mullions, 

transoms and casements.

 The architectural housings of dormer windows are to be clad 

and flashed in lead or zinc.

 Windows to dormers are to be as windows, doors and 

projecting bay windows, above.

 Roofs are to be of good quality red clay or slate tiles and 

flashed in lead or zinc.

 Glazing to windows is to be low-iron glass with no green caste.

 Any window frame sitting in a brick wall should be recessed by 

a minimum of 100mm.

Juliet balconies and balustrades are to be of painted steel with 

no visible fixings.

 Rain water pipes, hoppers, gutters and all ancillary components 

are to be of painted metal.

Details of all materials and fenestration to be approved by the 

LPA.

11.6.5 Massing of Residential Blocks

The residential blocks shall be designed with projecting gable-

fronts of no less than 0.5m [except south facing elevations of 

Blocks B and C and reduced depths of projecting gables on 

west facing elevations of Blocks A and B] of varying depths to 

add variety and articulation.

Separation between residential massing blocks should not be 

less than a minimum 13.5m.

Where distances between building lines is below 13.5m, facing 

bay windows must be offset in their alignment to maximise 

separation and facing windows shall only serve non habitable 

rooms.

Example of contemporary detailing of vernacular form

Typical Facade - Material Palette 

Grey / Earth tone roof tiles 

Gauged brickwork, found on the BTMs

Hanging tiles or textured brick-work

Metal work to balustrades and projecting window bays  

Decorative use of Brick Banding 

Between Blocks B and C, there shall be a minimum of 13.5m 

distance between bay windows, a minimum of 15.3m between 

projecting gables and a minimum of 17m between main facing 

elevations.

Units within Block B at close proximity to the SEN School 

boundary [minimum of 1.5m at pinch point] shall serve as dual 

aspect.

The southern building line of residential Blocks B and C shall 

be not less than 20m from the rear building line of dwellings 

fronting Grosvenor Avenue as well as a minimum of 8.25m 

from the southern boundary to allow enough clearance for tree 

preservation and amenity space for the residential blocks.

11.6.6 External Building Materials to the Residential Blocks

 The primary finish to the residential blocks will be good quality 

brickwork, flush pointed.

 Copings and string-courses are to be of York or Portland stone.

 Windows, doors and projecting bay windows are to be of 

painted metal with mullions, transoms and casements or of 

hardwood timber with painted metal secondary type mullions, 

transoms and casements.

 The architectural housings of dormer windows are to be clad 

and flashed in lead or zinc.

 Windows to dormers are to be as windows, doors and 

projecting bay windows, above.

 Roofs are to be of good quality red clay or slate tiles and 

flashed in lead or zinc.

 Glazing to windows is to be low-iron glass with no green caste.

 Any window frame sitting in a brick wall should be recessed by 

a minimum of 100mm.

Juliet balconies and balustrades are to be of painted steel with 

no visible fixings.

 Rain water pipes, hoppers, gutters and all ancillary components 

are to be of painted metal.

Details of all materials and fenestration to be approved by the 

LPA.

Images from Squire and Partners Outline Planning Application document
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 11.6.7 External Amenity Space and Landscaping to the Residential 

Parcel

The residential buildings will be arranged around a Garden 

Square at grade level.

Public access to the Garden Square element of the proposed 

landscape will be publicly accessible and managed.

The residential blocks shall be softened on all sides [except that 

abutting the western vehicular ramp and restricted distance 

between Block C and the SEN School boundary] by at least 

2m of soft landscaping before meeting the public realm for 

provision private external amenity space.

The perimeter of the residential use BTMs, and residential 

Blocks A, B and C, as well as between Blocks A and B and 

between B and C could be used to provide private external 

amenity space could. Details of delineation between publicly 

accessible portions of external amenity space and private 

residential external amenity space to be agreed by the LPA.

There shall be no control gates at the entrance of the residential 

development.

 

Amenity space for the residential units shall be provided within 

the communal gardens. 

Based on a minimum provision of 5 sq. m per flat plus 

an additional 1 sq. m per additional occupant a total 

of 534 sq. m is required for residential amenity space.

 

Provision will be made within this communal amenity space 

for on-site play area in accordance with London Plan standards 

[10 sq. m/child unless justified to satisfaction of the LPA].

The Garden Square shall be an area of not less than 1200 sq. m.

Planting and pathways to the Garden Square will be designed 

to avoid overly delineated separation.

The landscape treatment of the external amenity spaces 

between the residential blocks will be designed to be consistent 

with and subordinate to the Garden Square.

Any additional trees and shrubs will be of a greater scale within 

the Garden Square element of the proposed landscape and 

of a subordinate scale within the landscape treatment of the 

external amenity spaces between the residential blocks. 

3.5 SUMMARY OF THE KEY LANDSCAPING AND EXTERNAL AMENITY REQUIREMENTS OF 
THE DESIGN CODE

9.0 Detailed Design

 Having taken on board comments raised in previous pre-

application meetings, and public consultations, through 

thorough design development, Squire and Partners have 

produced an illustrative scheme that comprehensively 

addresses the points raised through the pre-application 

process.

 Our proposals are the fruit of a careful discernment of the 

various different typologies that we have examined in the 

course of design development. 

9.1 Illustrative Masterplan

 The scheme adopts the organising principle of the Garden 

Square which prioritises generous open landscaped areas and 

maximises external amenity space throughout the site to the 

benefit of all users.

 

 The incorporation of the BTMs to frame the main entrance of 

the site retains and embodies the site’s heritage within the  

proposed public realm whilst maintaining a connection to the 

adjacent Queen’s Road Conservation Area.

 

 Additionally, as per contextual research carried out, the 

proposal of three longer blocks takes cues from the local urban 

grain with its prominent pattern of long blocks of terraces. 

 We have also ensured minimal impact to the retained trees 

by stepping the proposed building lines further into the site, 

specifically that of the of Health Hub in relation to the Class 1 

tree to the north-east corner of the site. 

Illustrative Masterplan -  Ground Floor Plan 

Landscaping Strategy
• The residential buildings will be arranged around a Garden 

Square at ground level which will be publicly accessible.

• The residential blocks shall be softened on all sides [except 
that abutting the western vehicular ramp and restricted 
distance between Block C and the SEN School boundary] by 
at least 2m of soft landscaping before meeting the public realm 
for provision private external amenity space.

• The perimeter of the residential use BTMs, and residential 
Blocks A, B and C, as well as between Blocks A and B and 
between B and C could be used to provide private external 
amenity space. Details of delineation between publicly 
accessible portions of external amenity space and private 
residential external amenity space to be agreed by the LPA.

• There shall be no control gates at the entrance of the 
residential development.

• Amenity space for the residential units shall be provided within 
the communal gardens.

• Based on a minimum provision of 5 sq. m per flat plus an 
additional 1 sq.m per additional occupant, a total of 534 sq. m 
is required for residential amenity space.

• Provision will be made within this communal amenity space for 
on-site play area in accordance with London Plan standards 
[10 sq. m/child unless justified to satisfaction of the LPA].

• The Garden Square shall be an area of not less than 1200 sq. 
m.

• Planting and pathways to the Garden Square will be designed 
to avoid overly delineated separation.

• The landscape treatment of the external amenity spaces 
between the residential blocks will be designed to be 
consistent with and subordinate to the Garden Square.

• Communal gardening should be encouraged to be 
incorporated where feasible. 

Boundary
• Boundary treatment between the various uses on the site 

should be discrete with paths and soft landscaping defining 
the boundary between the Health Hub and residential plots.

• Any boundary fences and walls should be softened through 
the use of climbing plants. 

Walls and Gates
• The existing brick perimeter wall shall be retained and repaired 

where necessary, using sympathetic materials, including 
matching bricks and lime mortar.

• The gateposts and decorative iron gate of the central 
entranceway on the north flank of the site shall be repaired 
where necessary, using sympathetic materials, including 
matching bricks and lime mortar.

• The decorative iron gates of the north-west and north-east 
entrances will be demounted, restored and re-used as part of a 
detailed site landscape design. 

Planting
• A minimum area of 4,000 sq.m of the site(total) should be soft 

landscape with a combination of trees, mass planting, and 
lawn areas.

• The detailed landscape design should establish a coherent 
site-wide approach across the garden square, Health Hub and 
SEN School via the consistent use of materials, lighting and 
planting.

• Trees should be planted to provide a light canopy over part 
of the space to provide a sense of enclosure and intimacy, 
without any undue restriction of sunlight into the garden 
square.

• A mix of evergreen and deciduous species should be used to 
ensure visual richness and cover throughout the year.

• A combination of native and locally adapted plants and exotics 
can be used, with a preference for the former and drought 
resistant plants to improve biodiversity and sustainability.

• Any additional trees and shrubs will be of a greater scale within 
the Garden Square element of the proposed landscape and 
of a subordinate scale within the landscape treatment of the 
external amenity spaces between the residential blocks. 

Materials, Furniture and Lighting
• A simple restrained palette of complimentary materials should 

be used, taking into account comfort and needs of all users. 
Materials should be robust and hard wearing and durable.

• Seating should be integrated into the design and layout across 
the site, taking best advantage of the sunpath.

• High level lighting should be avoided to limit disturbing the 
existing ecology, i.e. a general preference for down-lighting 
and no up-lighting to buildings. All lighting shall not exceed a 
maximum height of 1.2m.

 11.6.7 External Amenity Space and Landscaping to the Residential 

Parcel

The residential buildings will be arranged around a Garden 

Square at grade level.

Public access to the Garden Square element of the proposed 

landscape will be publicly accessible and managed.

The residential blocks shall be softened on all sides [except that 

abutting the western vehicular ramp and restricted distance 

between Block C and the SEN School boundary] by at least 

2m of soft landscaping before meeting the public realm for 

provision private external amenity space.

The perimeter of the residential use BTMs, and residential 

Blocks A, B and C, as well as between Blocks A and B and 

between B and C could be used to provide private external 

amenity space could. Details of delineation between publicly 

accessible portions of external amenity space and private 

residential external amenity space to be agreed by the LPA.

There shall be no control gates at the entrance of the residential 

development.

 

Amenity space for the residential units shall be provided within 

the communal gardens. 

Based on a minimum provision of 5 sq. m per flat plus 

an additional 1 sq. m per additional occupant a total 

of 534 sq. m is required for residential amenity space.

 

Provision will be made within this communal amenity space 

for on-site play area in accordance with London Plan standards 

[10 sq. m/child unless justified to satisfaction of the LPA].

The Garden Square shall be an area of not less than 1200 sq. m.

Planting and pathways to the Garden Square will be designed 

to avoid overly delineated separation.

The landscape treatment of the external amenity spaces 

between the residential blocks will be designed to be consistent 

with and subordinate to the Garden Square.

Any additional trees and shrubs will be of a greater scale within 

the Garden Square element of the proposed landscape and 

of a subordinate scale within the landscape treatment of the 

external amenity spaces between the residential blocks. 

Images from Squire and Partners Outline Planning Application document
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3.6 OPP MASTERPLAN REVIEW     

Improve the quality of 

the southern boundary’s 

landscaping to protect privacy Consider adjacent uses and 

minimise impact of boundary 

treatment

Improve access to car 

park

Reduce and rationalise the 

basement dig and create a more 

sustainable basement design 

solution

Optimising internal layouts and massing while satisfying 

statutory requirements and design codes

Review retention and use of the BTM units

Potential to significantly enhance 

the quality of landscaping 

through the detailed design

Developing architecture and 

appearance in line with the 

OPP consented design code
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Masterplan Option 1
Original Masterplan

Barnes Hospital

L. S. Estates

03000A-00-SK-SBR-ZZ-18387-

18387

77 Endell Street
London WC2H 9DZ
T +44 (0)20 7240 7766
W scottbrownrigg.com

1 Bed 2 People

Key:

2 Bed 4 People

3 Bed 5 People

3 Bed 6 People

1 Bed 2 Bed 3 Bed TToottaall GEA GIA NIA
Level 0 11 10 6 27 2,574 2,370 1,860
Level 1 8 14 6 28 2,574 2,370 2,038
Level 2 11 12 2 25 2,368 2,178 1,672
Totals 30 36 14 80 7,516 6,918 5,570 81%
Mix 38% 45% 18% 1
Level 0 10 12 5 27 2,574 2,370 1,972
Level 1 10 12 5 27 2,574 2,370 2,073
Level 2 8 12 6 26 2,368 2,178 1,749
Totals 28 36 16 80 7,516 6,918 5,794 84%
Mix 35% 45% 20% 1
Level 0 16 11 5 32 2,809 2,575 2,148
Level 1 13 14 5 32 2,809 2,575 2,249
Level 2 11 13 5 29 2,368 2,178 1,749
Totals 40 38 15 93 7,986 7,328 6,146 84%
Mix 43% 41% 16% 1
Level 0 16 11 5 32 2,809 2,575 2,148
Level 1 13 14 5 32 2,809 2,575 2,249
Level 2 11 13 5 29 2,440 2,297 2,152
Level 3 6 8 4 18 1,483 1,365 1,097
Totals 46 46 19 111 9,541 8,812 7,646 87%
Mix 41% 41% 17% 1

GEA GIA NIA
Rec. Hall 2 Units 166 138 138
Entrance Lodge 1 Unit 112 82 82

Totals 278 220 220 100%

50
72
86
95

*3 Bed units have been combined in the calculations in the table above. The 
combined average of a 3 Bed+B2:N59 unit is 91sqm

The figures above do not include the calculations for the BTMs below. These figues 
remain constant and apply to all options considered. 

The above unit numbers have been made based on an assumption of the following 
average unit sizes (for Options 1A,1B,1C) in sqm:

11  BBeedd  22  PPeeooppllee
22  BBeedd  44  PPeeooppllee
33  BBeedd  55  PPeeooppllee**
33  BBeedd  66  PPeeooppllee**

BTM Units
Areas (sqm) GIA/NIA 

Efficiency

UUnniitt  SSiizzeess

MMaasstteerrppllaann  OOppttiioonnss  ((NNoott  iinncclluuddiinngg  BBTTMMss))

Option Level
Apartment No.

BBTTMM  UUnniittss

GIA/NIA 
Efficiency

Option 2

Areas (sqm)

Original

Option 1A

Option 1+

Key Points:

1. 80 newbuild units + 3 BTM refurbished units;

2. Inefficient core/ circulation spaces - single core solution better for security, management and 
maintenance;

3. Envelope rationalisation - consider buildability and residential scale by creating repeatable facade 
modules, while adhering to the design code;

4. Oversized unit areas (up to 24%) - the optimisation of sites is fully supported by the Mayor of London, 
who considers that oversized units should generally only be 10-15% over the standards. 

C

2

3

4

2

B

A

OPP BUILDING LAYOUT REVIEW    

Outline Planning Application - Proposed Areas and Mix

Outline Planning Application - Proposed Block Layout
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