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1.

Introduction

1.1

The purpose of this Planning Brief is to set out the Council’s requirements as Local
Planning Authority for the proposed redevelopment of the Bridge Street Car Park site.

1.2

The brief proposes that the primary use of the site should be residential with an
element of public and private car parking at ground and any basement level. Any
scheme must include provision for the Sea Cadets unless an alternative appropriate
and acceptable site can be found for them. The resulting development must be of
exceptional quality given the site’s prominent location with the Staines Conservation
Area, adjoining the River Thames and at an important ‘gateway’ into Staines town
centre.

1.3

It is the Council’s intention in due course to formally adopt this document as a
Supplementary Planning Document as part of its new Local Development Framework.
Currently this draft brief has no statutory status and has been prepared to facilitate
early consideration of the site’s future. It nevertheless is a statement of the Council’s
intention for the site and will be a material consideration in its determination of any
planning application which might come forward prior to the brief’s formal adoption.

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

1

2.

Description of the Site

2.1

The exact location of the site is shown on plan 1. It is some 0.714 hectares (1.71
acres) in extent. It is broadly rectangular in shape and is accessed from Bridge Street
via a shared entrance with Ashby House and Hanover House. It is in Staines town
centre and, being adjacent to Staines Bridge, is prominent and at an important
gateway into the town. The site also has an important frontage to the River Thames.

2.2

The Planning Brief site currently has two levels of public car parking with the first floor
level on a deck which is broadly level with the height of Clarence Street and the
approach to Staines Bridge which are both elevated above the original prevailing
ground levels.

2.3

The car park was constructed in the late 1980s as part of a comprehensive
development scheme involving the redevelopment of a brewery site immediately to
the north owned by Courage and the car park site owned by the Borough Council.
Courage built new headquarter offices to the north of the car park and converted the
historic brewery tower fronting Church Street to residential use. The single decked
car park has 280 spaces and was also constructed to provide both public parking
spaces, some of which are used by the offices on weekdays under a license
agreement (100 spaces). A new headquarters for Staines and Egham Sea Cadets
was also provided as part of the development in the south west corner of the site. A
dedicated riverside walk was also created linking existing sections of towpath either
side of the site.

2.4

The site is located in the Staines Conservation Area and also adjacent to Staines
Bridge, a Grade II Listed Building and close to other listed building and historic
structures. This part of the Conservation Area is characterised by development built
up to the back of the pavement. The site has a river frontage of some 70 metres. The
site is in a prominent position with longer distance views of the site from the tow paths
on both north and south banks of the river. The Thames at this point has a slight
curve with the Planning Brief site on the outside of this curve. Long views of the site
are therefore possible for up to half a mile or more from the Thames both from the
south and the west. The development will be clearly visible along side/behind the
historic Staines Bridge. The site is also prominent when viewed from within the
Conservation Area particularly along Clarence Street but also from Bridge Street.

2.5

The site is within the defined 1:100 year flood risk area. The Conservation Area
boundary, nearby listed buildings and flood area are shown on Plan 2. Plan 3 shows
the important viewpoints.

2.6

The Borough Council owns the freehold of the site. All relevant ownerships in the
vicinity of the site are shown on Plan 4.
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3.

Policy Context and Other Considerations

3.1

The currently adopted development plans relevant to the site are the Spelthorne
Borough Local Plan - April 2001 and the Surrey Structure Plan - December 2004.
Regional Planning Guidance is set out in RPG9 “Regional Planning Guidance for the
South East” and a new Regional Plan is currently being prepared for the South East
which is called the South East Plan.

3.2

The housing aim of the Local Plan is to:
“To provide additional housing to the extent consistent with Structure Plan
requirements and protection of the character of urban areas, and to seek to
encourage choice in terms of size, type and tenure by those needing housing
in the Borough”.

3.3

The Local Plan has a housing requirement of 2400 dwellings for the period from 19912006.

3.4

The Surrey Structure Plan requires Spelthorne to provide a net addition of 2580
dwellings in the period from April 2001 to March 2016.

3.5

The South East Regional Assembly is currently preparing a new plan for the South
East. Its intentions for the London fringe area, of which Spelthorne is part, is to meet,
as far as possible the housing needs of the sub-region. In the autumn of 2005 Surrey
County Council, on behalf of SEERA, consulted Surrey residents on housing
requirements for the period from 2006-2026. It proposes an annual build rate for
Spelthorne of about 150 dwellings which amount to 3000 for the 20 year period.

3.6

The employment aim of the Local Plan is:
“To maintain a buoyant economy which meets the needs of the Borough
whilst opposing additional employment growth of a scale which would place
unacceptable pressure on the Green Belt, housing supply, transport
infrastructure and the environment generally”.

3.7

The Surrey Structure Plan (Policy L07) seeks to meet the development needs of
sustainable economic growth. The emerging South East Plan seeks to develop and
sustain a vibrant and diverse economy to meet local employment and service needs
(para 2.2).

3.8

The Council has undertaken research for its new Spelthorne Development Plan which
will be part of its Local Development Framework. This has shown that, with existing
employment commitments within and immediately adjoining the Borough (including
Terminal 5 at Heathrow), by 2016 there will be approximately (2600) more jobs than
the projected change in the economically active workforce. There is therefore scope
for the Council to reduce the extent of economic floor space in the Borough as a
whole and still provide sufficient local jobs.

3.9

Its research on housing land shows there is sufficient to meet current Structure Plan
requirements but it may need to identify further sites to demonstrate its capability to
meet housing required up to 2026. The extent of local need is such that all
opportunities for new house building nevertheless need to be considered.
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3.10

Based on the research for the Council’s LDF there is no case to use the Bridge Street
Car Park site for additional employment development for the Borough or any other
use other than the requirement to identify land for housing and need for public car
parking in the town centre. The Council is undertaking a study to establish how much
car parking should be retained on this site.

3.11

The site is suitable environmentally for housing and is at an accessible location and
will contribute to a broader mix of uses in the town centre. For the reasons set out in
the previous paragraphs housing is the proposed primary use of the site.

3.12

Policy H6 of the Local Plan seeks 50% of all housing on developments of 15 or more
dwellings or where the site is 0.5 hectares or larger to be affordable. Further details of
the Council’s affordable housing requirements are set out in its Supplementary
Planning Guidance on Affordable Housing adopted in December 2004.

3.13

Policy H5 of the Local Plan requires the density of housing development to be at a
minimum of 30 dwellings per hectare. Government guidance (RPG 3) requires higher
densities at accessible town centre sites. The Council’s Policy H5 also requires that
80% of dwellings on development schemes should be made up of one and two
bedroom units. This is to meet the particular needs of smaller households. There is
also a requirement in the Borough for extra-care housing as part of its provision
generally of smaller units.

3.14

The brief site is located within an area which is at risk from flooding. The extent of the
1 in 100 year flood risk area is shown as Plan 2. Policy BE29 of the Local Plan states
that development will not be permitted in areas liable to flood unless it can be
demonstrated it will not:
a) increase impedance to the flow of floodwater.
b) reduce the site’s contribution to the capacity of the flood plain to store water.
c) increase the number of people or properties at risk from significant adverse
affects of flooding.
d) obstruct land adjacent to water courses required for access/or maintenance
purposes.
e) adversely affect flood defence structures or other features with the same role.
The Policy looks for mitigation measures to ideally enhance flood storage capacity.

3.15

The Environment Agency will not support proposals for any new residential
development in a flood risk area unless all the above requirements are met and there
is an agreed dry route of escape available in times of flood to a point outside of the
flood plain.

3.16

The Council’s Consultants Black and Veatch, have undertaken an assessment of the
potential for development on this site, including residential, to comply with the
Environment Agency’s requirements. For the purpose of the Flood Risk Assessment
the consultants brief required them to consider both residential and non-residential
uses although this planning brief seeks residential use and possibly some public car
parking. They have established with the Environment Agency that:
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a) a development can be accommodated on the site on piers with under croft
parking which is capable of being designed to have no greater impact on the
storage or movement of flood water than the structure of the current decked
car park.
b) a dry route of escape can be created onto the Staines Bridge approach and
then via Staines Bridge and the footway on the north side of the Causeway to
Egham to a point outside of the flood plain.
c) a flood management plan will be required for any development on the site.
3.17

Black and Veatch’s Flood Risk Assessment of the site is set out at Appendix 1 and
includes relevant correspondence with the Environment Agency.

3.18

Within the brief site is the Staines and Egham Sea Cadets headquarters. It meets a
social and community need within the Borough. Policy SC1 of the Local Plan requires
such needs to be met and the loss of facilities resisted except where they are not
needed. It is understood the organisation is willing to consider relocation and
appropriate arrangements for this will be supported. The scope to retain the existing
Sea Cadets building on site would in any case depend on whether the flood storage
capacity represented by the site of the existing building is required to secure the
comprehensive development of the site as a whole with no greater impact on flood
storage capacity.

3.19

Local Plan Policy M3 states that the Council will make appropriate provision for public
car parking in Staines by continuing provision at an appropriate level.

3.20

Policy BE1 of the Council’s Local Plan requires new development to be of a high
standard and makes specific references to scale, height, proportions, relationship to
adjoining buildings, protecting important views and vistas, contributing to townscape
improvement, energy efficiency and conservation and landscaping. In the case of this
brief site regard must also be had to Policy BE20 which, among other matters,
requires development to preserve the setting of listed buildings and Policy BE22
which requires regard to the impact on the character of conservation areas.
Paragraph 4.67 of the Plan specifically refers to Clarence Street providing an
important vista within the Staines Conservation Area. The intentions of these Local
Plan Policies are also reflected in Structure Plan Polices SE4 and SE5. In March
1991 the Council published a Staines Conservation Area Preservation and
Enhancement Plan which gives further background to issues in the Conservation
Area.

3.21

An important consideration in new development is energy efficiency and renewable
energy. Policy BE38 of the Local Plan states that appropriate renewable energy
schemes will be actively encouraged subject to no adverse impacts on the
environment. Structure Plan Policy SE2 requires that a minimum of 10% of the
energy requirement of a development is from renewable sources. The Policy also
expects the provisions of combined heat and power schemes for all development in
excess of 5000m² as the norm. Policies EN1 and EN2 in the draft South East Plan
Core Strategy (July 2005) makes similar requirements. Renewable energy provision
must be made in the development in accordance with these policies

3.22

Policy RU7 of the Local Plan requires development to have particular regard to the
character and setting of the River Thames and the Proposals Map defines a River
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Thames Area of Special Character which extends from the river back across half of
the brief site. The banding is shown on Plan 2.
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4.

Development Requirements

4.1

The Council’s requirement is for a residential development which subject to the
findings of a current car parking study of the town centre may require an element of
public car parking to be retained and either provides for the retention or rebuilding of
the existing Sea Cadet accommodation, or enables their relocation to an appropriate
alternative site. It will require 50% of the dwellings to be affordable of which no more
than one third are to be for shared ownership with the remainder for rent. 80% or
more of the dwellings are to be one and two bedroom units.

4.2

The development must be comprehensive and of an exceptionally high quality to
reflect the site’s prominent location at a ‘gateway’ into the town centre, adjacent to the
River Thames and listed buildings and within a conservation area. Any planning
application must be accompanied by a detailed design statement including a Flood
Risk Assessment and any scheme will be required to demonstrate how it will enhance
this part of the Staines Conservation Area. The Council’s guidance on preparing such
statements is set out at Appendix 2.

4.3

The specific requirements of any development on this site are as follows:
a) Design
i.

Massing - the mass of the building will need to be such that it fits in with
the pattern and scale of buildings in the locality and, in particular, care
must be taken not to harm the setting of the nearby listed buildings
including the 2/3 storey late Georgian/early Victorian properties on the
north side of Clarence Street and of Staines Bridge.

ii. Location of buildings - This should reflect the surrounding development
patterns which reinforces the existing street pattern and alignment and
position of Staines Bridge. The frontage of any new building to the River
Thames should be set back sufficiently to allow long distance views along
the towpath through the pedestrian tunnel through which the towpath
passes under Staines Bridge. This is likely to require development behind
a line defined by the north side of the pedestrian tunnel and the front
elevation of Hanover House. The new building will need to achieve an
appropriate separation from Staines Bridge and its approach to enable
access to the arches under the Bridge including one which has pedestrian
access through it. The position of the building will need to meet the
Environment Agency’s normal requirement for a minimum eight metres
wide strip area for access to and maintenance of the River Thames of
eight metres wide.
iii. Height - this should not exceed the height of adjoining buildings and not
result in the properties on the north side of Clarence Street being over
dominated. Clarence Street provides a particularly important vista within
the Staines Conservation Area. The street rises from Market Square to its
junction with Bridge Street as do the floor levels of the buildings. To
preserve the visual integrity and prominence of this important group of
buildings the height of the new development should not appear to be
greater than the top of the parapet of no 41 Clarence Street when viewed
along the street from outside the Blue Anchor Hotel at Market Square.
This does not mean the building height should not exceed the actual
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height of no 41 but that along this line of view it does not give the
appearance of being greater. The building(s) will also need to achieve a
satisfactory transition to the scale of Hanover House to the west and relate
appropriately to the existing Sea Cadet building if it is retained. The
development should not obscure the important view from Staines Bridge of
the historic St Mary’s Church in Church Street to the north west of the site.
iv. External Appearance and Materials - This will need to be of a high
standard of design and use of materials reflecting and complementing the
character of the nearby listed buildings and the character of this part of the
Staines Conservation Area. The elevations and roofline will need to be
appropriately articulated and materials chosen to break up the scale of the
building and reflect the character of this part of the Conservation Area and
the nearby listed buildings. Care will be required in designing a structure
which will be elevated above the prevailing ground level to ensure that the
overall design of this element is attractive and the parking area does not
detract. Any lift shafts or plant areas required for the development should
not be readily seen from outside the site.
v. Secured by Design - The development will be expected to be designed to
minimise the opportunities for crime and will be expected to meet Surrey
Police ‘Secured by Design’ standards (Contact Vic Smith, Crime
Reduction Officer - 01784 444269).
vi. People with Disabilities - in accordance with Policy H7 of the local Plan
20% of the dwellings provided on site should be suitable for people with
disabilities.
vii. Public Art - an artistic element should be included as an integral part of the
overall design of the building in accordance with Policy BE3 of the Local
Plan and the Council’s ‘Public Art Policy for Spelthorne’ March 2005.
b) Access and Parking
The site access onto Bridge Street is at an already congested part of the
highway network. The Council recognise, however, that where the
opportunities for housing are optimised on sites within or close to town centres
and there is proximity to both a range of facilities and good public transport
there is more scope to limit the travel needs of these residents by private cars.
Housing on such sites can be particularly attractive to these people who do not
wish to have a car or make only limited use of one. Any development proposal
must be accompanied by a detail transport assessment which must be
prepared in consultation with Surrey County Council’s Transportation
Development Control Section. The Council has the following access and
parking requirements:
i.

8

Vehicular Access - the new development should not significantly add to
the existing traffic problems in the vicinity experienced at peak times. The
extent of any impact will be dependent on a number of factors including
the number and size of the new dwellings, the parking provision provided
for them, encouragement given to residents to walk or use alternative
transport to the private car, the amount of public car parking retained and
its pattern of use and the differences in movement patterns of those
occupying the residential properties and those of a public car park.
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Access arrangements should be to current design standards including
servicing requirements. The development must fully fund any highway
requirements necessary to mitigate any adverse impacts of the scheme.
Early discussion with Surrey County Council prior to submission of an
application is strongly advised.
ii. Pedestrian Access – any scheme must include good pedestrian access to
the development and also maintain and, where possible, improve the
quality of public pedestrian areas on the site in the form of the towpath and
links from the towpath to Bridge Street and Clarence Street adjoined to the
Staines Bridge. See also comments under paragraph 4.3 (a) (ii) and 4.3
(d).
iii. Car Parking - parking provision for the residential element of the
development should be at a maximum of 1 space per dwelling. An
appropriate proportion of the residential parking provision should be
suitable for those with disabilities.
iv. Secure and convenient cycle parking and access facilities must be
provided for all dwellings within 20 metres of the access to the dwellings.
Communal cycle parking areas must be lit at night.
v. The developer will be expected to meet the full cost of any alterations
required to the junction with Bridge Street and contribute to mitigating any
other identifiable adverse affects of the development.
c) Flooding
The development of the site will need to be undertaken in such a way that it
has no detrimental impact on the sites flood storage capacity in a 1 in 100 year
flood event, or lead to any greater impedance to the flow of flood water. As
already described in paragraph 3.16 a dry route of escape exists from the
southern end of Bridge Street/Staines Bridge to Egham and has been agreed
with the Environment Agency. A pedestrian access arrangement within the
site to the adjoining dry point must be created and maintained at all times for
all future occupiers. The application must be accompanied by a Flood Risk
Assessment to demonstrate that the particular scheme devised complies with
the Environment Agency’s requirements and must also include a Flood
Management Plan. Foul water drainage arrangements for the site must be
appropriate to a site which is liable to flood. The Environment Agency will be
consulted on any planning application and the details of the design must
comply with their requirements. Early contact with the Agency is advised at
the pre-application stage.
d) Landscaping
The developer will be expected to devise an appropriate landscaping scheme
for all external parts of the scheme. This should consider in detail both hard
and soft landscaping including the towpath and margins to the river’s edge.
Opportunities should be used to incorporate tree and shrub planting to soften
the impact of the build development and give particular attention to the river
frontage. The scheme must include the creation of a new surface to the
towpath to match the finish in front of the Thames Edge development on the
east side of Staines Bridge. The finish is a bonded fine aggregate surface.
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The existing pedestrian route between the car park and the bridge approach
must be retained and be enhanced and its surface treated in the same
material as the towpath. The landscaping scheme must include details of
lighting which at the riverside must match that used at Thames Edge and in
Clarence Street and Bridge Street. The scheme must include an appropriate
treatment of the enclosures to the bridge arches facing the development site in
a manner compatible with the development and which enhances the character
of the listed bridge.
e) Renewable Energy and Energy Conservation
The development must be designed to secure the highest possible standards
of energy conservation both by appropriate methods of construction and
insulation and in running costs including through the appropriate design and
specification of any external lighting.
In line with Structure Plan Policy SE2 and the Government’s objectives to
reduce carbon emissions the development will be expected to incorporate
appropriate measures to ensure a proportion of the energy requirements of
users of the development come from renewable sources. This requirement
applies not only to the residential element but also any public car parking and
provision for the Sea Cadets. Structure Plan policy requires a minimum of
10% of the energy requirement of the development as a whole to be from
renewables. A range of technologies exist which, subject to good design,
could be included without detriment to the design quality being sought for the
development. These include solar heating systems, photo voltaic panels, mini
combined heat and power and possibly underground heat pumps. The
Council will expect the developer’s design to assess the likely carbon use of
the whole development and propose measures to secure a minimum of 10% of
the energy needs of the development from on-site renewable sources. Each
residential unit will be required to benefit from the on-site renewable energy
generation. Details of provision should be set out in the design statement for
any proposed development.
f)

Servicing
The development will be required to incorporate adequate waste storage and
recycling facilities for the development which is readily available for use by all
residents and are an integral part of the scheme. These should be discreetly
positioned.

g) Archaeology
Staines town centre has an extensive history including evidence of a
settlement from Neolithic times onward, including the Roman occupation. In
accordance with Policy BE26 of the Local Plan the Council requires an agreed
scheme of archaeological assessment or evaluation to be submitted with any
application. Where evidence of significant archaeological remains are found
then the more detailed requirements of Local Plan Policy BE25 will apply.
These relate to appropriate physical evaluation, appropriate scheme of
preservation (preferably on-site) and publication of findings.
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5.

Other Matters

5.1

The developer will need to consider whether the development might require an
Environmental Impact Assessment. The Council can provide a ‘screening’
assessment of any particular development proposal prior to submission. The Council
expects consultation on screening and scoping prior to formal submission of an
application.
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6.

Further Information

6.1

The Council welcomes pre-application discussions as a way of helping developers to
devise the best possible development for a site. For further information on the
Planning Brief developers are asked to contact in the first instance either Paul
Underwood (Assistant Head of Planning - Development Control) or Esmé Spinks
(Principal Planning Officer - Development Control).

6.2

Other useful contacts are:
a) Highways -

Edward Josey,
Transport Development Control,
Surrey County Council, 0208 541 7417
b) Crime Reduction Vic Smith, Crime Reduction Officer
Surrey Police, 01784 444269
c) Environment Agency - Fiona NcNie, Planning Liason Officer
0207 091 4020
6.3

The Council will expect a developer to undertake early and appropriate consultation
with residents and businesses in the vicinity of the site prior to finalising its proposals
and submitting a planning application. Applicants will be expected to submit the
details of the pre-application consultation arrangements with the application and the
comments made and how they have been responded to. This approach accords with
good practice and the Council’s Statement of Community Involvement

6.4

The Council will require that a full application is submitted and there will need to be a
Conservation Area Consent for the demolition of the existing structures on the site.

12

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

Plans

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

13

14

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

15

16

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

17

18

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

Appendix 1: Flood Risk Assessment
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Bridge Street Car Park
Flood Risk Assessment

January 2006
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1.

INTRODUCTION

1.1

Black & Veatch Ltd have been commissioned by Spelthorne Borough Council to
prepare a flood risk assessment of a site adjacent to Staines Bridge in Staines (OS
grid reference TQ 503 171). The site is presently a two level car park and is situated
on the left bank of the River Thames, directly next to the approach road to Staines
Bridge. (Refer to Figure 1 Location Plan).

1.2

The River Thames flows from north east to south west past the site. Just
downstream of the bridge lies the confluence of the River Colne which conveys flow
from a catchment that extends as far north as Watford.

Bridge St.
Car Park

Figure 1 Location Plan of Site

22

Spelthorne Development Plan - Bridge Street Car Park Planning Brief- Initial Draft SPD, May 2006

2.

DEVELOPMENT PROPOSAL

2.1

The development proposal is still in its early stages and consequently there are no
firm building outlines to present with this report. It is Spelthorne BC’s intention to
examine a number of opportunities for the site but they recognise the importance of
ensuring the development meets the requirements of PPG 25 and as such want to be
able to agree the flood risk strategy for the site in principle before embarking on
finalising their proposals.

2.2

Drg 3092/003 shows the proposed development boundary. The principle of the
development is to maintain a car park at ground floor level of a construction that is
broadly in line with the present open arrangement. Refer photographs below. Upper
levels could be either residential, commercial, or leisure use. An existing sea cadet
building is contained within the site extent and this may or may not form part of the
new proposals.

Plate 1: View along Thames side path, Car
Park on right. The sea cadet building can
be seen at the end of the path.

Plate 2: View towards River Thames,
Bridge Street on left, car park on right.

Plate 3: View
floor

Plate 4: General view showing upper and
lower decks

through Car Park, ground
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3.

FLOOD RISK INFORMATION

3.1

The site is shown to lie at the edge of the Environment Agency Indicative Flood Plain
(IFP) adjacent to a dry stretch of land within the flood plain. The IFP is understood to
be based on flood extents from the 1947 and 1968 flood events on the River Thames
and River Colne. In the most recent flood event in January 2003 river levels lapped
the top of the bank and partially flooded the site.

3.2

The River Thames is the main source of flood risk to the site with a quoted 1 in 100
year flood level of 15.74 mOD. Including the 20% allowance for climate change the
level increases to 16.06 mOD. (Refer Appendix A Environment Agency
Correspondence).

3.3

The flooding pattern indicates that the River Thames overtops both left and right
banks upstream of Staines Bridge. The bridge in conjunction with the elevated
Bridge Street approach acts as a constriction to flood flow on the left bank creating an
area of storage within which the site lies. Flood flow on the right bank is similarly
constricted and also has to pass through the bridge.

3.4

The River Colne is also shown to flood parts of the central and eastern parts of
Staines in a 1 in 100 year event, although the joint probability of the peak occurring at
the same time as the River Thames peak would be rare. For instance, during the
January 2003 event the peak flow in the River Colne occurred on 2nd January whilst
the River Thames flow did not peak until the 6th January. In this event the peak flow
in the River Colne was 24.4 m³/s but had dropped to 17.4m³/s by the time the River
Thames peak occurred.

Bridge Street Car Park

Figure 2 Environment Agency Indicative Flood Plain Map (Lower Thames Flood Risk Model)
Extent of 1 in 100 yr flood plain
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4.

FLOOD LEVELS

4.1

The site has been levelled with reference to a GPS Station located on the A30 road
bridge over the River Colne (OS Grid Ref TQ0354 7232 – altitude 18.32 mOD), and
the site levels range from 14.60 mOD adjacent to the towpath to 15.30 mOD at the
rear of the car park. Bridge Close rises to a level of 15.85 mOD at the junction with
Bridge Street.
(Refer Drg. 3092/001 in Appendix B Drawings)

4.2

The flood levels for the site, as obtained from the Environment Agency’s Lower
Thames Flood Study Model (Refer Appendix A), is as follows:
Table 4.1 Flood Levels (EA Node 21.062.2)

Return Period (yrs)

Flood Level (mOD)

1 in 5

14.72

1 in 20

15.26

1 in 50

15.50

1 in 100

15.74

1 in 100 (+20%)

16.06

4.3

From this data it would appear that the site is inundated in a 1 in 100 year event with
flooding part way across the site in a 1 in 20 yr event. The 1 in 5 yr event only floods
part of the towpath and reaches the edge of the present car park building. The
ground levels within the site, however, are higher than the 1 in 5 yr event flood level.
(Refer in Appendix B to Drg 3092/002)

5.

SITE FLOOD ZONE CHARACTERISATION

5.1

The site has been assessed as lying within Zone 3 which is defined in PPG 25 as ‘an
area where the annual probability of flooding is 1.0% (i.e. a 1 in 100 chance) or
greater’. PPG25 also outlines three possible categories within this zone:
a) Developed Areas - an area that may be suitable for commercial, residential and
industrial development provided the appropriate minimum standard of flood
defence (including suitable warning and evacuation procedures)
can be
maintained for the lifetime of the development
b) Undeveloped and sparsely developed areas – areas that are generally not
suitable for residential, commercial and industrial use unless a particular location
is essential eg navigation and water based recreation use
c) Functional Flood Plain - defined by Environment Agency Thames Region as
any area within the flood plain that has a 10% annual probability (1 in 10 chance)
of flooding

5.2

Previously this site was categorised as a Zone 3a as previous flood level information
had indicated the car park lies outside the 1 in 10 year flood envelope. Recent
modifications to the Lower Thames Flood Risk Model (LTFRM) has resulted in an
increase in these predicted levels and as a result the site lies partially within Zone 3c.
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6.

COMPENSATORY STORAGE

6.1

It is Spelthorne BC’s intention that any future proposal will at least maintain existing
flood plain storage with an objective to provide more storage if at all possible. The
open (undercroft) style of the car park will be preserved in any new development and
it is the intention that ground levels within the undercroft will be reduced. There may
also be an opportunity to relocate the adjacent Sea Cadet Building to a new location
out of the flood plain. It should be noted that the Agency would normally object to
undercroft style parking in the floodplain for new developments but this should not be
the case here as the proposals are intended to improve the ‘inherited’ situation.

6.2

The present car park building occupies a volume of storage of 36.1 m³ within the 1 in
100 year event measured from a level of 14.60mOD (the level at which the undercroft
begins to flood). (Refer table below).

6.3

The Sea Cadet building occupies 104.9 m³ between the same levels and as such
provides a possible source of flood storage compensation on site throughout the
range of flood levels.

6.4

It is the intention that the ground, which presently rises by 0.5m away from the river,
will be levelled across the site to 14.60mOD. This would provide additional flood
storage in the 1 in 100 yr event of up to 1,415.0 m³.

6.5

An assessment has also been carried out in bands of 0.2m depth in order to
investigate the impact on storage for rising flood levels up to the 1 in 100yr event.
(Refer Table 6.1 below).
Table 6.1 Volumes presently occupied within floodplain
3

Volume presently occupied (m )
Band depths (m)
Car Park Building

Sea Cadet Building

Ground above
14.6m

14.6 – 14.8

0.7

0.0

743.0

14.8 – 15.0

2.0

3.1

492.0

15.0 – 15.2

3.2

19.0

138.0

15.2 – 15.4

7.4

27.6

30.0

15.4 – 15.6

11.4

27.6

12

15.6 – 15.8

11.4

27.6

0

Total volume

36.1

104.9

1,415.0

6.6
In terms of providing scope for increasing building mass at the undercroft level, e.g.
increasing pier sizes, the potential is determined by the volume presently occupied by the
Sea Cadet Building (Floor area 138m2). Whilst ground lowering provides additional
compensatory flood storage up to a flood level of 15.6mOD, it provides nothing in the higher
band. Consequently, any increase in building mass would be limited to a cummulative floor
plan area that equates to the floor area of the Sea Cadet Building.
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6.7

At lower bands there is far more available compensatory storage where the volume
occupied by the ground above 14.6m OD is of greater magnitude. It is unlikely
though that this would be fully used by a new development on the site leading to a net
gain in storage overall.

6.8

In view of this proposed approach it is considered that more than adequate
compensatory storage can be provided, giving some scope for increasing building
mass within the area at risk of flooding.

7.

DRY ESCAPE

7.1

As explained previously the site lies at the edge of the IFP and such there is direct
access to dry land and a potential escape route across Staines Bridge and then along
the Causeway which also remains dry in a 1 in 100 year event. The route is shown
on Drg 3092/000/0005 and has been accepted by the Environment Agency as a valid
dry escape route. (Refer Appendix A)

7.2

Any future development will ensure there is dry direct access from the occupied
levels of the development to Bridge Street.

7.3

It is considered that such a dry escape meets the requirements of PPG 25.

8.

FLOOD WARNING

8.1

The site lies within the Flood Warning Area ‘River Thames, Bell Weir Lock to
Shepperton Lock’.

8.2

The Environment Agency operates on Automated Voice Messaging (AVM) system
which is available to all residential and commercial properties located within the flood
plain. This system will be incorporated into a Flood Management Plan for any future
development and though there is unlikely to be any accommodation at ground level
(except possibly the existing Sea Cadet building) it will be used to ensure any cars
parked in the undercroft are moved to higher ground safely.

9.

OTHER ISSUES REQUIRED TO BE ADDRESSED BY PPG 25, APPENDIX F

9.1

Existing Flood Defences

9.1.1

There are no existing flood defences on the present site. The proposed development
will make use of upper level accommodation to prevent inundation of habitable areas.
Whilst this approach is generally deemed by the Environment Agency to be
unacceptable for new developments there is precedence with the present use of the
site.

9.2

Speed of Water

9.2.1

The site is situated adjacent to the Bridge Street approach to the bridge and as such
is likely to sit within a slow moving part of the flood plain flow. There is a possibility
that parts of the development adjacent to the river bank may experience faster flows
and consequently it would be the intention that there would not be an increase in
obstructions to flow along the riverward edge of the development.
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9.3

Social, Economic and Environmental Impacts

9.3.1

Spelthorne BC will consider the social, economic and environmental impacts at the
time of any future planning application though considering the present use of the site,
any impacts are unlikely to be significant. During the construction phase care will be
taken to avoid unnecessary polluted run-off entering local drains and sewers.

9.4

Assessment of hydraulics of Drains/Sewers During Floods

9.4.1

This has not been addressed at this stage though it is likely that the foul drainage
from the site will need to be in a sealed pumped system.

9.5

Impact on fluvial morphology, long term stability and sustainability

9.5.1

There are none.

9.6

Residual Risk Assessment

9.6.1

PPG 25 requires consideration of the long term effects of global warming and
suggests in the Thames Valley area flows could increase by 20% for any given return
period. Whilst it is not possible to be definitive due to the lack of data provided it is
arguable that global warming may increase the flooding at this site.
The
accommodation level however is set above the 1 in 100 year flood level + 20%.

10.

CONCLUSION
•

The existing use of the site lies partially within the functional flood plain but is
predicted to start being inundated above the 1 in 5 yr return period. The site
is consequently classified as Zone 3c

•

The proposed development will not reduce flood plain storage and should in
fact provide more.

•

Dry access is available to a dry escape route over Staines Bridge and along
the Causeway. This access will be provided from the first floor level which will
be set above the 1 in 100 year level.

•

A Flood Management Plan should be produced that makes use of existing
flood warning measures to ensure safe removal of cars from the car park
during a flood event.

•

A future development broadly configured to maintain the spatial
characteristics of the existing site should meet the requirements of PPG 25.

I K Simpson, January 2006
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From:
Sent::
To:
Subject:

Martin Boshoff[mailto:boshom.Frimley1.TH@environment-agency.gov.uk]
25 November 2004 16:09
Simpson, Kevin (IK)
Bridge Street Car Park,Staines

Dear Mr. Simpson,
Following our telephonic conversation on 24/11/2004 the following:
1. I'm really sorry I couldn't answer all of your queries regarding
floodplain compensation etc. I'm new at the Environment Agency, but have
consulted the experts since!
2. The updated March '04 floodwater levels for your site (as obtained
from the Lower Thames Flood Model) are:
1 in 5 years modelled FWL = 14.71 meters AOD (N)
1 in 20 years modelled FWL = 15.30 meters AOD (N)
1 in 50 years modelled FWL = 15.60 meters AOD (N)
1 in 100 years modelled FWL = 15.82 meters AOD (N)
1 in 100 years modelled FWL + 20% for climate change = 16.21 meters AOD
(N)
(* no 1 in 10 year floodwater level is available from this model)
DISCLAIMER:
The data provided from the Lower Thames Flood Risk Mapping (LTFRM)
project is Revised DRAFT (Mar'04) in status. Further development of the
model is currently underway and this may cause certain flood levels
and/or flows to rise or fall, and/or flood maps to alter. Final LTFRM
modelled data will supersede Mar'04 DRAFT upon completion of the LTFRM
project, currently anticipated in early 2005.
The information provided is based on that currently available to the
Agency. The Agency and its officers accept no liability whatsoever for
any loss or damage arising from the interpretation or use of the
information.
3. Since no increase in footprint is proposed for this development, and
it's an existing building, loss of floodplain storage is not a concern.
4. Since the structure is open (and the building is existing),
impedance of the flow is not an issue either.
5. As I mentioned previously, the Environment Agency's (EA) major
concern is the introduction of additional residents into the floodplain.
Since the proposed development details hasn't been finalised yet, it is
uncertain whether residential or office spaces are proposed.
If residential additions are planned, the EA will sustain it's
objection to the development, except when a ground survey indicates that
safe dry access can be achieved to land COMPLETELY out of the floodplain
(i.e. not to a 'dry island').
REASON: During a flood, residents trying to leave the site would be at
considerable danger from the floodwater itself and also from various
other hazards such as underwater drops and waterborne debris. The
journey to a safe, dry area completely outside the floodplain would also
involve crossing areas of potentially fast flowing floodwater. Those
venturing out on foot in areas where flooding exceeds 100mm or so would
be at risk from a wide range of hazards, including for example unmarked
drops, or access chambers where the cover had been swept away. Such
hazards would be hidden by the inevitably murky, and often fast flowing
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floodwater. Therefore there would be some hazard to anyone attempting
to leave the site on foot. Equally, journeys by small boat would also
entail dangers, particularly near floodwater flow routes.
In the case where addition of offices is proposed, the EA is not likely
to object, provided that a Flood Management Plan be submitted to the
Local Authority. The reason being that no additional residents will be
introduced to the floodplain on a permanent basis.
6. Given no increase in footprint is proposed, no floodplain
compensation works will be required. As mentioned, since this site is
totally inundated in a 1 in 100 year event, no floodplain compensation
will be possible on site. When a considerable increase in footprint is
proposed (>50m^2), the EA is likely to request floodplain compensation
works. This means that the works will have to take place on a suitable
site above the 1 in 100 year floodwater level.
7. As requested, the following explanation as to why floodplain
compensation inside the 1 in 100 year floodplain is not acceptable to
the Environment Agency:
To achieve level-for-level compensation, an area outside the 1 in 100
year floodplain (and equal to the area of floodplain lost) must be
lowered to provide the same volume of floodwater at each flood depth of
200mm. Providing floodplain compensation on a level-for-level basis
ensures that the flood hydrograph and rate of flooding is maintained as
existing. When compensation work is provided under the 1 in 100 year
FWL, it won't be able to accommodate flooding events with a lower
probability (at higher levels). Providing flood storage at a lower level
only, may also increase the flood peak water levels.
The following information should be provided when proposing floodplain
compensation works:
7.1. Sections through the site showing the existing site levels and the
flood water level as agreed by the Environment Agency.
7.2. Sections through the site showing the proposed site levels and the
flood water levels as agreed by the Environment Agency.
7.3. Calculations on overall loss of flood storage (on a 200mm
level-for-level basis) and how this loss can be overcome.
8. Should you disagree with the approach as stated above, you are
welcome to submit reasons in writing. The report will then be reviewed
by our Technical Specialist, and you will be informed of the outcome.
Please do not hesitate to call should any additional information be
required. It might be best to put your queries in writing and e-mail
me!
Kind regards
Martin Boshoff
Development Control Engineer
Environment Agency (Thames region, SE area)
Swift House, Frimley Business Park
Frimley, Camberley
SURREY GU16 7SQ
Tel: 01276 454335
Fax: 01276 454339
E-mail: martin.boshoff@environment-agency.gov.uk
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GUIDANCE ON PREPARING DESIGN STATEMENTS

Introduction
Good design is essential to ensure that new development contributes positively to the character of
an area.
Design statements are the end product of a design process and provide a formal mechanism to explain how
that process has considered the characteristics of a site, adjoining buildings and the wider locality in
preparing a scheme. It will in this way demonstrate how the particular design approach has been arrived at
and why it is the most appropriate. The Government commends the preparation of such statements in
Appendix A of Planning Policy Guidance Note No. 1 'General Policy and Principles'
www.planning.odpm.gov.uk/ppg/ppg1/index.htm
A good statement will enable the local authority, neighbours and the general public to quickly understand
the reasoning for a development and its design and help in early identification of any matters requiring
clarification. Good design statements will also assist us generally in making quicker decisions.
This leaflet explains when design statements need to be submitted with planning applications and what they
should include.
When is a Design Statement Required?
A design statement is needed for all applications except developments that do not involve new buildings or
engineering works.
For extensions to residential property and minor extensions to commercial premises most of the relevant
information to assess the proposal and understand its wider impact can usually be shown on the submitted
plans, and supplemented as necessary by photographs and a covering letter. It will be important that the
plans show the relationship of the development to adjoining buildings and spaces so a proper assessment
of the developments impact and therefore suitability of the design is demonstrated.
The content of statements will depend on the nature of the site and the scale of the development proposed
but should be as succinct as possible. In the case of outline planning applications it is accepted that the
information required in section (b) and (c) below will be of a more general nature but should still be sufficient
to establish that a development is acceptable in principle.
Before design work is started it is important to check that the principle of the proposed use of a site is
consistent with the Council's adopted Local Plan and other Supplementary Planning Guidance. Good
design (with or without a design statement) will not overcome planning policy objections to the principle of a
particular use or development.
Content of a Design Statement
a. Identifying the Character of an Area
Design statements should begin with an analysis of the character of the area in which the development is
proposed, and of the site itself, including any existing buildings to be retained. This section will, therefore,
include an assessment of the following matters which will establish both the immediate and broader context
into which the development is being introduced:
1. prevailing architectural character and development pattern of the area;
2. important views and vistas;
3. nature and character of adjoining buildings and spaces;
4. slope and levels of the site which might affect visibility and overlooking;
5. height, mass and orientation in relation to the sun of existing buildings;
6. assessment of existing trees and other features worthy of retention including canopy spread.
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b. The design approach
The statement should outline the objectives and features of the development itself in terms of both the
client's requirements and how the character of the area and other factors have been taken into account or
safeguarded. This includes such issues as:
1. position/siting of the development and associated facilities e.g. car parking;
2. layout, density, and site coverage;
3. vehicular and pedestrian access;
4. scale, height, shape/proportions and massing of the building or extension;
5. materials to be used including details of finishes and colour;
6. the needs of those with disabilities; and
7. sustainability, energy efficiency and energy conservation; and
8. lifetime homes standards.
c. Assessment of any impacts
The statement should then provide an objective assessment of any impacts of the development on the
character of the area including the way in which it has been taken into account in the design. This will
include how adverse impacts on adjoining properties have been avoided and how the development has
contributed to improving the character of the wider area.
d. Special Planning Considerations
Finally, the statement will explain how any special planning designations/protections and policies have been
taken into account in the design. Such designations include Conservation Areas, areas liable to flood, and
the River Thames Area of Special Character. All special planning designations are set out on the Local Plan
Proposals Map and are explained in the text of the Plan. These matters should be inspected at an early
stage in the design process. Special regard must be had to 'listed' buildings in the Borough for which the
Council has published a complete list.
e. Accessibility
Finally, the statement should explain how accessibility issues have been taken into account in the design of
the development. It should comment on whether or not the development meets current ‘Lifetime Homes
standards’, and if not, give reasons for this.
More Information
If you require further advice on when to prepare a design statement or what should be included, please
contact the planning duty officer - 01784 446361/446558.
You may find some of the following documents helpful in assessing a site and preparing a design statement
(web addresses are shown where they are available on this form).
"Spelthorne Borough Local Plan" - April 2001
Supplementary Planning Guidance - "The Design of New Residential Development and Extensions" Borough of Spelthorne - April 1999
"Listed Buildings in Spelthorne" - Borough of Spelthorne - November 2003
"Surrey Design: A Strategic Guide for Quality Built Environments" - Surrey County Council - Jan 2002
www.surreycc.gov.uk
"By Design: Urban Design in the Planning System: Towards Better Practice" - DETR - May 2000
Better Places to Live by Design" - DETR/CABE - Sep 2001
The above two documents are both available on http://www.planning.odpm.gov.uk/advice.htm
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