2. SITE CONTEXT
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2. SITE CONTEXT

2.10 EMERGING CONTEXT

Richmond’s Policies Map (2013) identifies
the site as being within an Area of Mixed
Use, which is part of the Hampton Hill Local
Centre. The site also adjoins the High Street
(Hampton Hill) Conservation Area and the
Key and Secondary Shopping Frontages
along High Street. Furthermore, the site is
in close proximity to Bushy Park, which is
designated as a Historic Park, Metropolitan
Land, Site of Special Scientific Interest,
Public Open Space, and an Other Site of
Nature Importance, and is within the Bushy
Park Conservation Area.

The adopted Richmond Local Plan (2018)
also designates the site as Locally Important
Industrial Land and Business Park. Whilst

a Policies Map has not been prepared to
accompany the Local Plan, a new Policies
Map will be prepared in due course to
reflect these changes.

In May 2018, planning permission was
granted at 63-71 High Street, Hampton Hill
(ref: 16/4553/FUL), to the immediate east of
the site for the redevelopment of the site to
erect two buildings comprising between two
to four storeys in height and consisting of

6 townhouses, 35 flats and two commercial
units. In addition, permission was granted

in June 2015 for the construction of four
three-storey townhouses at land rear of 73-
79 High Street, Hampton Hill, adjoining the
site to the east. This permission has since
been implemented and completed, and the
approved dwellings contain private amenity
space, in the form of balconies, to the rear
and facing the application site.
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Drawings of the approved scheme at 63-71 High Street (ref: 16/4553/FUL)
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3. EXISTING EMPLOYMENT SITE

3.1 QUALITY, TYPE AND SIZE OF EMPLOYMENT SPACE

The existing buildings comprise a number
of dated office and workshop units which
have been built in a piece meal fashion over
many years. Most being over 40 years old.
There is currently around 63% vacancy on
the site which is increased to 74% if the
Atcost structure is disregarded. Many of the
occupied units are let on very favourable
terms including 3 months rolling breaks,
with some tenants holding over. Those
tenancies are allowed to continue on soft
terms to provide some degree of onsite
security and to mitigate rating liabilities.

The estate is made up of the following
premises:

St Clare House

This is a three storey office building, built

in the late 1970’s. It is divided into six

suites, providing a total area 545 sgm
(5,866 sq ft)* of office accommodation. This
building is currently vacant.

Holly House

This building is a two storey office building,
built in the early 1980’s. This building
provides 27516 sg m (2,961 sq ft)* of office
accommodation but is currently vacant.

Lacey House

This is a two storey building providing
office accommodation. It was built in the
early 1970’s and provides 389.15 sg m
(4,188 sqg ft)* of office accommodation.
The building is currently vacant.

Units 1-8, St Clare Business Park

Single storey terraced workshop units built
in the 1970’s and 1980’s providing 1,521 sg m
(16,372 sqg ft)* of workshop space. However,
only three of the units, totalling 406 sg m
(4,370 sqg ft)* are currently occupied.

The Atcost Structure

This is a two bay open sided single storey
concrete framed structure, which can only
be used for covered storage purposes. It has
no offices or services. The total area of this
space is 656 sg m (7,061 sqg ft)*.

* all area values GIA

7-11, Windmill Road

The premises comprise a car sales and
workshop building and extends to 412 sgm
(4,434 sq ft)*.

Grant Mills Wood

chartered surveyors

A*Q Notting Hill
Genesis
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3. EXISTING EMPLOYMENT SITE

3.1 QUALITY, TYPE AND SIZE OF EMPLOYMENT SPACE

Please refer to the Employment Land
Statement that accompanies this
application.

The existing buildings are not fit for purpose
being economically and physically obsolete.
Redevelopment solely for either office or
industrial uses, or a combination of both is
not viable.

More specifically there are the following
conclusions in relation to the Application
site:

 The site is not in a preferred location
in Richmond or the market area for
industrial uses

* The surrounding residential occupiers,
narrow and congested access roads
limits the site’s suitability for industrial or
warehouse uses.

* There is unlikely to be any sufficient
increase in take-up rates for the existing
buildings over the coming years due to
their poor quality. Indeed demand will
continue to decline. The present vacancy
rate on the site is 63%, or 74% if the open
sided ‘Atcost’ structure is ignored.

e |t has clearly been demonstrated that
this is not a key estate in Richmond'’s
portfolio of estates and this is supported
by the Councils own consultants (Peter
Brett) in their 2013 report.

 The redevelopment of the site for a
residential led mixed use scheme will
have no adverse implications for the
continued operations of the other
employment sites in the area.

* In policy terms major new employment
development should be directed towards
Richmond and Twickenham centres.

* The application proposal will deliver new
high quality and flexible business space.
This space will meet the needs of smaller
occupiers, start-up businesses and co-
workers. This meets the expectations of
Policy LP40 (4).

e The proposed mixed use scheme will
be more compatible with the existing
context of the site.

e |dentifying the B uses on this site is not
practical nor could this be achieved in
the real world.

* A larger qguantum of jobs will be created
in the new ‘B’ space compared to the
current position.

We recognise that the Council would

prefer the proposed scheme to provide the
same gquantum of floorspace. However, the
Employment Land Statement considers
that the Atcost building should be excluded
from this total due to the nature of the unit
and the fact it is in essence an open sided
structure which is of no use to the majority
of occupiers. Once this area is disregarded,

the loss of commmercial floorspace is minimal.

In conclusion there is no reasonable
prospect of this site being fully occupied

if left in its current form and it cannot be
redeveloped given the lack of viability. As a
result, the most feasible option is a mixed-
use scheme.

Unit Area  Vacant Use
(sa m)

St Clare House 545 Yes Bl(a)

Unit 1 172 No B1(c)

Unit 2 N7 No B1(c)

Unit 3 N7 Yes B1(c)

Unit 4 n7  No B1(c)

Unit 5 17 Yes Bl1(c)

Unit 6 142 VYes B1(c)

Unit 7 350 Yes B1(c)

Unit 8 389  Yes B8

Holly House 275 Yes Bl(a)

Lacey House 389 Yes Bl(a)

Atcost* 656" No B8

Windmill Rd 412 No B2

Total Bla 1209

Total Blc 132

Total B2 412

Total B8 389

Total 3,142

* excluded as a covered external area
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4. DESIGN EVOLUTION

4.1 CONSTRAINTS

KEY

K

<->

SUB STATION

EXISTING
UNATTRACRIVE
BOUNDARY

20M MIN DISTANCE |
TO EXISTING '
HOUSES TO BE KEPT

SITE BOUNDARY

CONSTRAINTS SUMMARY

. Rail line and High Street noise
. Proximity to terrace houses

. Unattractive eastern boundary

. Existing sub-station on site

. Site sloping towards railway line

. Out-dated and poor quality buildings

. Holly Road is narrow and entrance is tight
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4. DESIGN EVOLUTION

4.2 OPPORTUNITIES

KEY

M

ESTABLISHED TREE
LINED BUFFER

EXISTING SITE
ENTRANCE

O
N
> VIEWS TO
N

FULWELL STATION '
0.6 MILE /
, o

AMENITY AREAS
SITE BOUNDARY

POTENTIAL NEW
SITE ENTRANCE

OPPORTUNITIES SUMMARY

. Proximity to Bushy Park

. Proximity to commercial centre along the High
Street

. Two rail stations within 1 mile radius

. Attractive views towards amenity areas

. Good southern exposure

. Established tree line buffer between the site
and the railway line

. Potential new site entrance from Windmill Road

. Underused site - potential for intensification

and more efficient use of land

HAMPTON STATION
0.7 MILE
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4. DESIGN EVOLUTION

4.3 PRECEDENTS AND INSPIRATION

ROOF
Mansard roof with dormers

BODY
Bedrooms

PRIMARY FLOOR
Large floor height

GROUND FLOOR
Reception & entrance hall

ROOF
Mansard roof with
double height dormers

BODY

Full height elements maintain

a predominately vertical and more
“grand” expression

PRIMARY FLOOR
Expression of extra floor achieved
by grouping windows

GROUND FLOOR
Solid base
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4. DESIGN EVOLUTION

4.4 MASSING EVOLUTION

Recesses introduced;
Final proposed form

Heights adjusted in response

to site conditions

Large volume broken up

Main elements defined

Existing condition

to reduce visual impact

(%)
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4. DESIGN EVOLUTION

4.5 PRE-APPLICATION DISCUSSIONS

January 2018 March 2018 May 2018
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Proposal for the residential block featured mansard roofs as well as
semi-inset balconies. Off-white brick was used for most of the elevation.
Commercial element was completely separated without extensive street

More detailed proposals revealed concepts for public spaces throughout the
scheme. Various shared surface zones were proposed. Contemporary form of

the houses and blocks is developed.

Early proposal for the scheme included ideas for contemporary mansard roof
treatments to blocks and terraced houses.

frontage.
First pre-app consultation r0 0000000000000 > First public consultation r0 0000000000000 > Second pre-app consultation vecese .>
January 2018 March 2018 May 2018
Pre-app feedback: Officers were generally happy with the massing, design and articulation of houses. They supported the
general approach for the central apartment block in terms of hierarchy and materials with plinth, middle layer and crown
treatment clearly expressed. They did however express concerns regarding the massing, which was illustrated entirely as
5-storey. The use of the balconies to break down the perceived massing of the elevation and the articulation provided was
generally supported.
With regards to the standalone commercial building fronting onto Windmill Road, officers requested a fresh review of the
proposed architectural treatment. They felt that the elevations should respond to the existing library building and that the
roof form should reflect the local character, which is predominately pitched.
MR
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4. DESIGN EVOLUTION

4.5 PRE-APPLICATION DISCUSSIONS

February 2019

Commercial units on the ground floor are introduced. Top floor mansard
treatment is simplified. Vertical divisions are tested on the elevation using
brick detailing. Set-backs are introduced on the eastern side to respect
relationship with neighbouring High Street and Penny Farthing Mews
properties.

ceceed)

applied to the elevations.

Third pre-app consultation
February 2019

ceseccccscccccecd)

Options for the central block were explored to break down the continuous 5-storey element. We decided as
a team to step down and lower the southern element of the building as this not only helped draw additional
daylight in the central podium deck garden but also broke down the perceived massing from the entrance
to the development. Once the massing and internal layouts were resolved further refinement was added to
the elevations. Raised brick course detailing was added to the ground floor storey to express the plinth and
location of additional commercial units. Simple brick detailing was used on the middle layer of the elevation
to express the residential use with smaller punched windows. Only the upper 5th storey is expressed
differently creating a much better and balanced composition.

March 2019

Projecting balconies are introduced. Simplified geometry of top floor is
proposed, resulting in more efficient stacking. More subtle details are

Second public consultation
March 2019

July 2019 - Submitted proposal

7

I

Brick colours for Block 1 and house terraces are changed to shades of
yellow. All metal elements colours to be warm shade of brown/gold. Brick
corbelling detail is introduced to base floor of Block 1 and houses. More
horizontal divisions and richer brick detailing is used on the elevations.
Privacy screens are adopted to all balconies.

Planning submission
October 2019

ceceeed)

SEE
SECTION
4.7

ceseccccscccccend)

The commercial units served from Windmill Road were redesigned to reflect the architectural character of
the existing library, pitched roofs provided a link with the surrounding residential homes.

With regards to the houses on the south and north of the site, we felt that the previous mansard approach
was no longer relevant given also the change to the commercial building on Windmill Road. We therefore
have reinforced the link with the houses on both Windmill and Holly road by designing pitched roofs to all.
The architectural treatment is very clean and simple and uses traditional Georgian detailing to articulate the
elevations.
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4. DESIGN EVOLUTION

4.6 COMMUNITY INVOLVEMENT

Notting Hill Genesis has undertaken a long
and extensive programme of community
involvement and consultation for proposals
for the redevelopment of St Clare Business
Park. This began in March 2018 and

will continue up to submission of the
application.

The community involvement and
consultation ensured that as many
stakeholders as possible were aware of and
understood the proposals. The programme
targeted London Borough of Richmond
upon Thames members and officers, tenants
of the site, residents from the surrounding
area, neighbouring developments, local
businesses and community groups.

The consultation took place in four phases:

*  Phase One took place from March 2018.
Notting Hill Genesis held two public
exhibitions to meet the community and
introduce proposals for St Clare Business
Park. The public exhibitions were held on
Thursday 22 March 2018 and Saturday
24 March 2018 with approximately
108 members of the local community
attending over the two days

Phase Two took place from May 2018.
It included two update sessions on
Tuesday 12 June 2018 and Thursday 14
June 2018 to discuss the proposals in
further detail with those living closest
to the site. Residents were available to
book one-to-one meetings with the team
or drop-in at any time to discuss the
proposals in more detail. Approximately
63 members of the local community
attended. 73% of attendees had not
previously engaged with the consultation
showing the events reached more unique
members of the community. An FAQ
newsletter was issued in August 2018
and December 2018 to give updates to
the local community on the proposals
and next steps

*  Phase Three took place from February
2019. Two public exhibitions were
held on Saturday 9 March 2019
and Wednesday 13 March 2019.
Approximately 65 members of the local
community attended

KEY STATISTICS

12

4

phases of
engagement
held

6

consultation
events held

*  Phase Four took place from September
2019. An Update Newsletter was
delivered to the local community and
an Online Exhibition was launched
on the project website to update the
community on the final plans ahead of
submission.

stakeholders
meetings held

1490

unique visitors
to the project
website

203

In addition to public exhibitions and ] 0
events, stakeholder meetings were held o o
throughout the pre-planning process with events
local ward councillors, current tenants of
the site, representatives of the neighbouring
development at 63-71 High Street and Penny
Farthing Mews residents to discuss the
proposals in more detail.

3

newsletters
produced

WELCOME

FROPOSALS TRANSPORT

New housing

FUTURE TRARISCIT PRGPCHAL

| e e — W
PROPOSALS y' PROPOSED BENEFITS OF THE
Site masterplan -4..,\ i COMMERCIAL SPACE m— CURRENT PROPOSALS
A
o <% i s
®; &8 e ||
: &y ) -

: THE SITE
[HETEAM ' hchowcwdstcsondconsmoms P T T TR W O SRR RS s s ConmRl e e S S
Notting Hill Il
Genesis

2018 PUBLIC
CONSULTATION
FEEDBACK

HIBHH

Selected presentation boards from March 2019 public consultation event.

/IR
Genesis
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4. DESIGN EVOLUTION

4.6 COMMUNITY INVOLVEMENT

A website, www.stclarenhh.co.uk, was
launched in March 2018 to allow interested
parties to access information online and get
in touch with the project team. Over the
consultation period, the website recieved
1,490 unigue visitors.

The principle of redevelopment was well-
received by the local community and the
proposed mixed-use scheme on-site was
supported by most respondents. The

design has been developed throughout the
consultation to address a number of matters
raised by the local community, including:

e Significant design development has been
undertaken throughout the consultation.
Early consultation was carried out on
key principles that have been refined
throughout the process.

A reduction in the height of the
building from six storeys to five storeys.
Reduction to the massing of the building
by introducing a setback, this results in
the eastern side of the building stepping
down from five to four storeys.

* The distances between main facing
windows of habitable rooms exceed
the 20m reguirement set by London
Borough Richmond upon Thames

* The brickwork tone and palette have
been refined, using red and yellow bricks
that take reference and inspiration from
the local context and surrounding area

* New decorative stone effect and
additional detailing has been
incorporated to the design of both the
apartments and townhouses

*  Smaller windows have been introduced
to the rear of the townhouses to reduce
overlooking impact to Holly Road and
Windmill Road

« Additional trees and planting have
been included to the eastern boundary
of the site, which will enhance the

pedestrian walking route through the
site as well as provide a natural screen
to Penny Farthing Mews and High Street
properties

* Design development to the landscaping
and boundary treatments behind back
gardens to provide natural screening.
New border trees will be planted that will
provide a buffer between the existing
homes and the new development.

The consultation was successful in

reaching out to stakeholders and the local
community. Following the submission of
the application, Notting Hill Genesis will
continue to engage with and update the
local community, drawing on strong lines of
communication that have been established
during the pre-application process.

On Wednesday 8 June, between 6 and
7pm, an online webinar was hosted for the
Applicant and the project team to share
their updated proposals. The presentation
included an introduction and overview

of the site for those who may not have
attended earlier consultation events, as

well as details of the changes made to the
original proposals following comments from
the Planning Committee.

A video recording of the webinar was
uploaded to the website
(www.stclarenhh.co.uk) on 15 June 2022
along with the presentation slides and a
summary of the Q&A session, which can be
downloaded.

For more details, refer to June 2022
Statement of Community Involvement.

Ei-l—!__. b

Attendees to the exhibition at Hampton Hill Cricket Club and members of the team presenting the

project and answering queries from the public.

@ St Clare Webinar 8 June 2022

ST L COME TO ST CLARE BUSINESS PARK [N

ONLINE PUBLIC WEBINAR
Wednesday 8 June 2022

Video recording of the 8 June 2022 webinar

STATEMENT OF
COMMUNITY INVOLVEMENT

Notting Hill Home Ownership Ltd, St Clare Business Park

Comm Comm@@y

June 2022
Statement of
Community
Involvement.
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4. DESIGN EVOLUTION

4.7 WORKING TOWARDS NEW APPLICATION

CONTINUED
FROM
SECTION 4.5

July 2019

Planning submission
19/3201/FUL
October 2019

January 2021

i i I AT RO
Web: www.richmond.gov.uk/planning REELUER DA iy
Email: envprotection@richmond.gov.uk
Tel: 020 8891 1411
Textphone: 020 8891 7120

Jonathan Waugh Letter Printed 7 January 2021
RPS

20 Farringdon Street FOR DECISION DATED
7th Floor 7 January 2021
London

EC4A 4EN

Dear Sir/Madam

The Town and Country Planning Act 1990, (as amended)
Decision Notice

Application:  19/3201/FUL

Your ref: t Clare

Our ref: DC/SGS/19/3201/FUL
Applicant:

Agent: Jonathan Waugh

WHEREAS in accordance with the provisions of the Town and Country Planning Act
1990 and the orders made thereunder, you have made an application received on 22
October 2019 and illustrated by plans for the permission of the Local Planning Authority
to develop land situated at:

St Clare Business Park And 7 - 11 Windmill Road Hampton Hill
for

Demolition of existing buildings to provide a mixed use building between three
and five storeys plus basement in height comprising 98 residential flats (class
C3) and 600 sq.m of commercial floorspace (class B1), a three storey building

isi sq.m of i (class B1) and 14 resident
houses (class C3), access, external landscaping and car parking.

NOW THEREFORE WE THE MAYOR AND BURGESSES OF THE LONDON
BOROUGH OF RICHMOND UPON THAMES acting by the Council of the said
Borough, the Local Planning Authority HEREBY GIVE YOU NOTICE pursuant to the
said Act and the Orders made thereunder that permission to develop the said land in
accordance with the said application is hereby REFUSED subject to the reasons and
informatives summarised and listed on the attached schedule.

Yours faithfully

www.richmond.gov.uk/planning
London Borough of Richmond upon Thames
Civic Centre, 44 York Street, Twickenham TW1 3BZ
Tel 020 8891 1411 Textphone 020 8891 7120 Email envprotection@richmond.gov.uk

Committee Decision:
refused permission
January 2021

e ———————

May 2022

For official use only (date received): 06/07/2021 08:45:43

The Planning Inspectorate

PLANNING APPEAL FORM (Online Version)

WARNING: The appeal and essential supporting documents must reach the Inspectorate within the appeal period. If your appeal
and essential supporting documents are ot received in time, we will not accept the appeal.

Appeal Reference: APP/L5810/W/21/3278412

A. APPELLANT DETAILS

The name of the person(s) making the appeal must appear as an applicant on the planning application form.

Name

Company/Group Name

Mr Julian Wain

Notting Hill Home Ownership Limited

Address Bruce Kenrick House
2 Killick Street
LONDON
N1OFL
Preferred contact method Email Bl Post  []
B. AGENT DETAILS
Do you have an Agent acting on your behalf? Yes ¥ No [n]

Name

Company/Group Name

Address

Phone number

Email

Your reference

Preferred contact method

Ms Karen Jones
RPS

20 Farringdon Street

London
EC4A 4AB
L]

25607

Email Ef Post  []

C. LOCAL PLANNING AUTHORITY (LPA) DETAILS

Name of the Local Planning Authority Richmond Upon Thames London Borough Council

LPA reference number

19/3201/FUL

Page 10 10

Notting Hill Home
Ownership Appeal
to Planning Inspector

May 2022

December 2022

| 4% The Planning Inspectorate

Appeal Decision
Site visit made on 21 September 2022

by Rachael Pipkin BA (Hons) MPhil MRTPI
an Inspector appointed by the Secretary of State
Decision date: 01 December 2022

Appeal Ref: APP/L5810/W/21/3278412

St Clare Business Park and 7-11 Windmill Road, Hampton Hill TW12 1BP

«  The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

« The appeal is made by Notting Hill Home Ownership Ltd against the decision of

Richmond Upon Thames London Borough Council.

The application Ref 19/3201/FUL, dated 16 October 2019, was refused by notice dated

7 January 2021.

The development proposed is demolition of existing buildings to provide a mixed use

building between three and five storeys plus basement in height comprising 98

residential flats (class C3) and 600 sq.m of commercial floorspace (class B1), a three

storey building 894 sq.m of (class B1) and 14
residential houses (class C3), access, external ing and car parking.
Decision

1. The appeal is dismissed.
Preliminary Matters

2. The Council refused planning permission due to loss of employment floorspace
and in the absence of a legal agreement to secure affordable housing and
various contributions to mitigate any adverse effects of the proposal including
on climate change, traffic and local parking.

w

Paragraph C.5.1 of the Procedural Guide: Planning Appeals - England sets out
that the appellant should respond to the reasons for refusal set out in the local
planning authority’s decision notice, any issues raised in the planning officer’s
report and / or committee minutes and should explain the basis on which they
consider planning permission should be granted.

4. Neither character and appearance nor the effect of the proposal on the living
conditions of neighbouring occupiers formed part of the Council’s reasons for
refusing the application. A number of third parties have raised significant
concerns about these matters. Given this and the extent of change proposed, 1
consider these are material matters to the determination of this appeal and
require consideration as main issues. I have therefore done so. In so doing, I
am satisfied that this would not prejudice the main parties as these issues have
been considered as part of their respective submissions.

5. During the course of the appeal, the appellant submitted a signed unilateral
undertaking (UU) under section 106 of the Town and Country Planning Act
1990 (as amended). This deals with various matters including affordable
housing, affordable workspace, contributions to car parking zone (CPZ)
implementation and restrictions on residents parking permit for the CPZ, car

b www.gov.uk/planning-ins "

Appeal decision:
Dismissed by Planning
Inspector
December 2022

36
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4. DESIGN EVOLUTION

4.7 WORKING TOWARDS NEW APPLICATION

July 2022 March 2023 April 2023 - Submitted proposal

PERSPECTIVE VIEWS
RESIDENTIAL BLOCK - EASTERN EDGE

SITE SECTIONS - JANUARY 2023

""""" I | F"J'_" S
I A= = = ====ug ]
| ' !
Planning submission Design development Revised scheme to live application
ooooooo) 22/2204/FUL oooooooooooooooo> of revised scheme oooooooooooooooo> 22/2204/FUL
July 2022 March 2023 April 2023

Notting Hill
4? ity
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5. PROPOSED DEVELOPMENT

5.1 USAGE DIAGRAM

KEY
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COMMERCIAL USE
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