Original Planning Brief from Westminster City Council

*Points not adhered to by Qatari Diar and Candy & Candy

This planning brief has been prepared by the City Council, in consultation with key stakeholders, in order to provide a planning framework for the future development of the site. The brief aims to ensure an integrated approach to the redevelopment of the site to maximise townscape, amenity, sustainability, and community benefits. The brief has been subject to extensive consultation and was agreed for adoption on 5 October 2006. It is a material consideration in the assessment of any planning 

application received. 

The brief sets out the relevant City of Westminster Unitary Development Plan (UDP) policies which will affect the type of development, in terms of form and uses, that will be expected on this site. It is in general conformity with the Mayor’s London Plan. 

The site lies outside the Central Activities Zone, and therefore commercial uses such as offices and hotels will not be acceptable. This site offers a unique opportunity in the City for a major residential development with substantial affordable housing, and associated community uses, in particular, an area of open space. 

This is an important site and possibly one of the last major sites to come forward for redevelopment in the City. As such it represents a significant opportunity for a landmark residential development, which relates sensitively to the surrounding historic townscape context, and exemplifies good and sustainable design practice.

1.3 The site is in a substantially residential area and abuts residential properties, many listed, on its north boundary. It is also flanked by two conservation areas and on its western boundary faces the Grade II registered Ranelagh Gardens, which is within the Royal Borough of Kensington and Chelsea (RBK&C). It will be essential that new development responds to this historic townscape context. The City Council considers this a very important site in terms of its size and location, and will therefore seek to ensure that new development responds to the opportunity provided, and contributes positively to the character and appearance of the area.

3.2 The City Council will expect any scheme to: 

(i) Ensure that all new development should achieve an architectural and public realm/townscape standard worthy of the site’s importance.  At the same time it should relate sensitively to the context provided by the surrounding townscape. 

(ii) Provide the maximum amount of residential accommodation, including 50% affordable housing (including residents in housing need and key workers) on the site, reflecting needs across the market and affordable housing sectors 

(iii) Achieve a sustainable development in terms of design and construction, community facilities, waste, water and energy use, and other environmental considerations, utilising the very latest environmental and sustainability practices and technology. It should also incorporate best practice in terms of adaptation to climate change. 

(iv) Ensure that any adverse effects on the amenity of the surrounding area are minimised, with particular regard to the existing residential accommodation abutting and facing the site. 

(v) Take into account the City Council’s Open Space Strategy (currently in draft) by providing a substantial element of public open space, reflecting local need and deficiency and the large proportion of open space currently on the site. 

(vi) Ensure that any impacts of the development, for example, utility, transport, and social and community infrastructure to meet the needs and impact of the development, are provided as part of the development itself, or, in appropriate circumstances, off-site through a Section 106 agreement.

5.17The Council will therefore expect a minimum of 0.8 ha. of public green open space incorporating play facilities to be included within the development of this site. 

5.22 The facility required should comprise of a double court sports hall, a 25m 8 lane swimming pool with variable floor and separate teaching pool, health and fitness rooms, martial arts rooms, health and beauty spa, treatment rooms, dance studios, changing rooms meeting rooms, climbing wall, offices, foyer and circulation areas. The complex could link with other complimentary services and could be provided below and above ground to reduce building footprint, with total area of approximately 5000m2. The facility should be designed to ensure diverse community requirements are met along with appropriate activity programming which is relevant to the local community. It is possible that contributions may be made to this facility as part of a pooled fund. 

Education Facility 

5.23 There is already considerable pressure on the demand for primary school places in Westminster. Though demand is currently static, the impact of new residential development in the area is likely to lead to a shortfall of places in the south of the City, as continued population growth in child numbers is forecast. On the basis of GLA population and school roll projections undertaken in August 2006 (which did not include the proposed Chelsea Barracks development) plus child yield projection for the site, it is likely that there will be a demand for additional school places from 2090/10. The level of additional demand does not appear great enough to sustain the build of a new primary school but potential demand could be met by adding places at existing schools, eg St Barnabas or Millbank. Funding will therefore need to be secured for additional school provision (for early years, primary, and secondary age children) by applying the formula set out in the (currently emerging) SPG on 

Planning Obligations. 

Primary Health Care Facility 

5.24 The Westminster Primary Care Trust have requested a health and social care facility to be included at this stage. The facility would require a ground floor space, not less than 850 sq m.. If such a facility is not provided on site, a contribution towards additional primary and community health care facilities in the area will be requested. 

5.25 Policy H 10 (B) states that ‘On sites suitable for large housing developments, the City Council will require in appropriate circumstances the provision of a community facility as part of the development.’ The City Council will require a Community Centre, incorporating a hall, on this site in response to the identified need in this area, reiterated in the consultation exercises, for a new purpose designed and built community centre, with arts provision, and provision for services such as a toy library (to replace premises in Pimlico Toy Library which are now unsuitable), youth club, and facilities for Friday prayer. In addition to the community centre, the Director of Specialist Social Care Services and Development has identified a need for small office accommodation, to enable the voluntary sector to provide local services such as childcare, family support and advice, and access to training and employment. 

5.26 The City Council recognises that the provision of childcare is vital in enabling people, especially women, to take up paid work.  For this reason, in line with policy SOC 2, the City Council will encourage the provision of nursery/childcare facilities to meet current identified and future demand. Provision for childcare such as an after school club could be integrated into the community centre. 

5.27 The retention of the chapel will provide a facility for social and community use. 

Height, Bulk and Scale 

7.14 The need to respond to its context will be a major influence on the form of a successful development, and will result in development of differing form and scale in the various parts of the site.  In particular the following should be noted: 

(i) Development must make an effective transition between the ‘grandiose’ tree lined Chelsea Bridge Road and the intimate domestic scale of the two and three storey terraced houses, some listed, within the Belgravia Conservation Area, on the north/north-east boundary of the site. The primary scale of the new buildings will be the buildings at Pimlico Road.

(ii) Development proposals will need to demonstrate that the height of new buildings relate to the established townscape context. High buildings will therefore not be considered appropriate. 

(iii) Local views in the Belgravia,  Pimlico, and Royal Hospital conservation areas need to be protected (see Pimlico Conservation)

(iv) It will be essential to maintain meaningful, wide, linear and coherent open space linkages at grade through the site, which also ensure un-obscured views through the site. 

(v) Raised podiums or decks will not be acceptable. 

(vi) Building heights must take account of the need to protect sunlight/daylight to residential accommodation facing the site.

Para. 7.25 below sets out design guidelines which will need to be adhered to in order to ensure a high quality design which relates well to the nearby listed buildings and adjacent conservation areas. 

Chelsea Bridge Road and Pimlico Road 

7.15 The site has a long boundary with RBK&C, and will be prominent in views from Ranelagh Gardens, and along Royal Hospital Road. The site makes the transition from the Royal Hospital Conservation Area to the established residential areas to the north and east . It will be of particular importance that new development on the Chelsea Bridge Road and at its junction with Pimlico Road reflects the importance of the site's location and it prominence in views particularly from the west. The design of the buildings should aim to strengthen the townscape character of the junction and complement the architectural character of the buildings in the vicinity of this junction.  The heights of buildings along the Chelsea Bridge Road frontage should be comparable to the buildings they will face across Pimlico Road to the northwest and Ebury Bridge Road to the southeast (subject to justified exceptions as described in para. 7.22). 

7.16 Development on the Chelsea Bridge Road frontage should take account of the following: 

(i) Given the length and scale of the frontage, there should be a cohesive architectural approach to the design of this frontage, but with a sense of rhythm of individual frontages to create visual interest and compact urban grain and not a single monolithic frontage. Particular attention should be aid to the form, scale and spatial character of buildings facing Chelsea Bridge Road. Buildings fronting Chelsea Bridge Road should be set back in order to maintain the open character and appearance of the streetscape. 

(ii) Development should acknowledge the formal composition of the listed buildings and parkland setting, including views of the mature tree canopy, of the Royal Hospital Conservation Area to the southwest, and the listed buildings within it. Development should take account of the open space within Ranelagh Gardens, and its setting, and provide an appropriate boundary to the open space. 

(iii) The development of the frontage should be divided with buildings relieved by three or four streets/pedestrian links into the heart of, and ideally through, the site, so as to avoid a monotonous wall of development. The frontages should be broken up by the inclusion of a formal public open space (see para. 5.17 – 5.18 above). There should be particular attention to the spaces between buildings and their architectural treatment. 

(iv) Views into the site will be important and an alignment with Ranelagh Grove would be appropriate. Development should take advantage of the opportunity to continue and enhance this vista through the site to Chelsea Bridge Road, thus re-establishing the historic vista and integrating the new buildings on the site with Belgravia and the Royal 

Hospital. 

(v) The Chelsea Bridge Road site boundary will need to be retained due to historic railings and trees. 

(vi) The iron railings which form the boundary of the site along Chelsea Bridge Road and parts of Pimlico Road and Ebury Bridge Road, will need to be retained, and protected during construction. 

(vii) The line of mature plane trees should be maintained and new development including any works below ground should be designed and located so as to avoid interference with either the crowns or roots of the trees. 

(viii) Landscaping should be an integral part of the approach. 

Ebury Bridge Road 

7.17 Parapet heights should not exceed those of Wellington Buildings, facing the site at the Chelsea Bridge Road/Ebury Bridge Road junction, and should decline in height to the northeast. The boundary wall along Ebury Bridge Road will need to be removed as this is considered a negative element of the site in townscape terms. This will also aid the integration of the site into the local community. 

North/North-east boundary 

7.18 On parts of the north boundary not facing onto any street the site abuts the Belgravia Conservation Area, a generally residential area of houses, some in villa form, and other small-scale activities. 

7.19 An appropriate scheme will reflect the domestic scale, 3 (and possibly 4) storeys, of these adjoining areas and effect a gradual transition to the larger and more extensive scale appropriate to Chelsea Bridge Road frontage.

7.20 The settings of the listed and unlisted buildings in the Belgravia Conservation Area must be respected.  Ranelagh Grove provides a vista leading into the site. Development should take advantage of the opportunity to continue and enhance this vista through the site to Chelsea Bridge Road, thus re-establishing the historic vista and integrating the new buildings on the site with Belgravia and the Royal Hospital.  It should also take account of the view of the spire of the listed church. 

7.21 The northern boundary wall to the back gardens will need to be retained or replaced with a wall of the same height. 

Guidance for the site as a whole 

7.22 Guidance in paras. 7.13 – 7.20 above are general principles. However, an imaginative and outstanding design of greater height and bulk may be acceptable if it can be demonstrated that it enhances the character and appearance of the conservation areas and local views; whilst at the same time protect daylight and sunlight to residential properties and their gardens, avoiding undue overshadowing. The City Council’s SPG ‘Design Matters in Westminster’ (2001) needs to be taken into account in all schemes. In addition, the Royal Borough of Kensington and Chelsea has emerging guidance on high buildings following an EDAW study published in 2000. 

7.23 The number of storeys referred to above is based on floor-to-floor heights of no more than 3.0m. If lower storey heights are used (and 2.5m may be appropriate for residential floor to ceiling heights) it may be possible to increase the number of storeys – provided that this can be achieved within the heights set out above. The maximum number of storeys referred to should include all plant areas, which should be incorporated within the roof profiles and not as separate elements on the roof. 

7.24 The City Council is particularly concerned that any redevelopment will not result in a material loss of amenity to existing occupiers of nearby residential buildings.  Particular attention is drawn, therefore, to the standards concerning the residential environment, daylight and sunlight.

7.25 The site's development needs to be fully integrated into the surrounding townscape. The more modest scale of development on the eastern side of the site should respect the denser grain of residential streets with identifiable terraces with a compact rhythm of individual house facades defining the road frontages; whilst along Chelsea Bridge Road and Ebury Bridge Road larger more imposing blocks of buildings (but not a continuous building line), again defining a road frontage, are more appropriate to reflect the larger scale context of these primary streets. 

7.27 Good modern design may be acceptable, if carried out successfully within the following disciplines: 

a) New buildings should be of the highest design standards. 

b) They should be of human scale. 

c) They should respond to and respect the architectural character of the surrounding streets. 

d) Facades should be balanced compositions in terms of their vertical and horizontal emphases. Their solid: void ratios should reflect the robust masonry qualities of traditional buildings in the area. Predominantly glazed frontages and metal or plastic facades are not considered appropriate to this setting. 

e) Given the character of the immediate surrounding area, facing materials should be predominantly red or yellow London Stock brick, perhaps with stone dressings.  Roofs other than green/living roofs should generally be clad in natural slate or lead. However, other high quality materials which are appropriate to the area, may be acceptable if the buildings are of an exceptional design quality. 

7.32 The main entrance both vehicular and pedestrian should be the existing main entrance at Chelsea Bridge Road. A secondary vehicular access at Ebury Bridge Road should be provided. The Traffic Impact Assessment will indicate whether this should be the existing access point or a new location in Ebury Bridge Road.  Any additional vehicular access points into the site eg. Ranelagh Grove should be for emergency use only (ie restricted to police, ambulance and fire access).

7.33 A formal garden square fronting Chelsea Bridge Road on the site of the current parade ground would have many benefits in urban design terms, historically denoting the location of the parade ground, creating a pedestrian link and generous vista and views from Ranelagh Grove to Ranelagh Gardens as well as breaking up the frontage on Chelsea Bridge Road.

10.5 The development does provide the opportunity for setback to allow for the widening of Chelsea Bridge Road, if required.  The Royal Borough, in conjunction with the City Council, will need to assess if there is any scope for improving the operation of the Chelsea Bridge Road/ Royal Hospital Road junction.

10.12 In considering the car parking provision within the site, the City Council will require it to be demonstrated that demand for car parking and any other servicing requirements will be accommodated within the site and will not result in use of residents' or other parking spaces outside the boundary of the site.
