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1. Introduction & Policy Framework 
 

1.1 This Statement of Community Involvement is submitted in support of an application for full planning permission made 

by Richmond upon Thames Council (‘the Applicant’) in regard to 2-4 Water Lane, The Embankment and the Diamond 

Jubilee Gardens, Twickenham, London, TW1 3SD (‘the Site’). 

 
1.2 Full planning permission is sought for the following proposed development at the Site, hereafter known as ‘the 

Proposed Development’: 

 
“Demolition of existing buildings and structures and redevelopment of the site comprising residential (Use Class C3), 

ground floor commercial/retail/cafe (Use Class E), and public house (Sui Generis) with associated landscaping, 

restoration of Diamond Jubilee Gardens and other relevant works.” 

 
1.3 The planning system encourages both developers and local planning authorities to carry out effective community 

engagement at an early stage. 'Front-loading' provides local people with the chance to influence what happens within 

their area. Opportunities and constraints are likely to be identified at an early stage, which is of benefit to all concerned. 

 
1.4 This SCI provides details of the pre-application engagement undertaken and examines all comments received in 

response to this exercise. It also demonstrates that a thorough approach has been taken to consult and engage with 

local residents, businesses, and community groups, as well as councillors and Officers at LBRuT. The SCI also 

considers whether it has been appropriate to make amendments to the Proposed Development, as a result of the 

extensive pre-submission engagement with key local stakeholders. 

 
1.5 The Proposed Development has been developed in parallel with pre-application discussions with LBRuT Officers. 

The Applicant entered into a Planning Performance Agreement (‘PPA’) with officers at LBRuT to facilitate co-operative 

working over a series of topic based meetings. 

 
1.6 A total of six pre-application meetings have taken place with discussions addressing the key topics of housing, 

flooding, highways and transport and design. 

 
1.7 The Applicant also held two periods of public consultation on the design, one as part of the design competition and 

one pre-planning. In both periods material was available online and sessions were organised (physically during the 

competition and online pre-planning), there was also an accompanying questionnaire to capture feedback. 

 
1.8 The aims of the pre-application stage of public consultation were: 

 

 To notify local residents, businesses, councillors, and other stakeholders of the ideas for redevelopment on 

the site; 

 
 To understand local views, engage with the community, help identify concerns and opportunities, and feed 

these into the evolving proposals; 
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 To demonstrate how we have responded to the issues raised by the community and stakeholders, and how 

changes have been made to the proposals to address these issues; and 

 
 To pledge our continuing commitment to engagement throughout the statutory consultation period and 

beyond. 

 
1.9 We adhered to the Consultation Principles set out by successive governments through the Cabinet Office. Some of 

these principles are: 

 
 Using plain English and avoiding jargon and making the whole process clear and concise; 

 
 Using the right tools, whether digital, collaborative, informative or ongoing. Only asking questions where we 

do not have a final view; and 

 
 Ensuring the affected people, groups and businesses are aware, targeted, and allowed proper time to 

respond. Making sure each group can access and respond to the consultation, however and using whatever 

means they engage with us. 

 
1.10 The local community and key stakeholders were provided with multiple opportunities to view, feedback and comment 

on the plans during this period. The feedback received has been fed into the design process and has helped to inform 

the proposals. 

 
1.11 This document outlines the consultation process, the responses that arose during the consultation period and how 

this feedback has influenced the scheme and been incorporated where deemed appropriate. 

 
1.12 Further information on the Proposed Development can be found in the supporting Design and Access Statement 

(‘DAS’). 

 
National Planning Policy Framework (NPPF) (2021) 

 

1.13 Paragraph 39 of the National Planning Policy Framework states: 

 

“Early engagement has significant potential to improve the efficiency and effectiveness of the planning application 

system for all parties. Good quality pre-application discussion enables better coordination between public and private 

resources and improved outcomes for the community.” 

 
1.14 Pre-application process is key to resolving any issues that arise as a result of the development of the proposals and 

also assists LBRuT in issuing timely decisions, helping to ensure that applicants do not experience unnecessary 

delays and costs. The participation of consenting bodies in pre-application discussions enable a discussion of all the 

vital issues pertinent to the proposals and whether they are acceptable in principle. This process ensures accurate 

information is delivered, which leads to good decision-making, particularly where formal assessments are required. 
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Planning Practice Guidance (2020) 

 

1.15 The Planning Practice Guidance (‘PPG’) states that pre-application engagement “offers significant potential to 

improve both the efficiency and effectiveness of the planning application system and improve the quality of planning 

applications and their likelihood of success”. This includes working collaboratively and openly with interested parties 

at an early stage to identify, understand and seek to resolve issues associated with a proposed development. 

 
1.16 Engagement can also include discussing the possible mitigation of the impact of a proposed development and 

identifying the information required to accompany a formal planning application, thus reducing the likelihood of delays 

at the validation stage. 

 
The London Plan (2021) 

 

1.17 This consultation also has considered the London Plan (2021). As stated in Policy GG1, early and inclusive 

engagement with stakeholders, including local communities, is encouraged in the development of proposals. This is 

key to gaining access to the local community’s views, values and aspirations for the Site. 

 
London Borough of Richmond upon Thames Statement of Community Involvement (2019) 

 

1.18 The LBRuT’s SCI (2019) sets out general guidance for how developers are to engage with the community depending 

on the scale of development. The SCI covers who will be consulted, when local communities will be involved, and 

which methods will be used, reflecting the Council’s commitment to community engagement and promoting innovative 

ways to enter into meaningful dialogue with residents. This is part of the Council’s strategy to tailor engagement to 

suit the Borough’s communities and reach communities which are less heard than others. 

 
1.19 According to LBRuT’s SCI, the core principles for how the Council engages are: 

 

 Meaningful – engagement will have purpose, and be appropriate, localised and community-based; 

 
 Coordinated – the approach to engagement will be embedded across all Council services to ensure 

consistency and quality; 

 
 Clear and transparent – communications will be clear and understandable, decisions will be transparent 

and shared widely; 

 
 Responsive and visible – the Council will respond to the voice of residents and communities in a timely 

way with a flexible approach; 

 
 Inclusive and accessible – the programme will actively seek fairer representation and consider new ways 

of engaging residents so that the voices of those who have been less heard as included; and 

 
 Action focused – the Council will enable the community to work with them in finding solutions for local 

issues together through co-production. 
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1.20 The LBRuT lists engagement methods for strategic developments to reach a wide and representative audience. 

Some of these are set out in Table 1 below: 

 

Table 1: Methods of Engagement 
 

Method Twickenham Riverside 

Notification letters to owners / occupiers 
 

Where considered appropriate, such as in relation to 
site specific proposals or documents, the Council may 
decide to notify owners / occupiers in writing of specific 
consultation proposals and final outcomes. 

Notification letters were sent to all addresses within 
Twickenham Controlled Parking Zone D, notifying them 
of the Council’s intention to consult on the removal of 
the parking from the Embankment and its mitigation 
measures. 

 

During both periods on consultation on the proposals 
flyers were sent to all addresses in the Twickenham 
area. 

Web pages & digital communications (incl. the Council’s 
website) 

 

The Applicant may utilise the website and digital 
communications provide the opportunity for visitors to 
see the proposals, make comments and view 
recordings of online consultation events related to the 
scheme. 

The Applicant has utilised the Council’s website 
throughout the life of the project, keeping the pages up 
to date as to the history and current status of the project. 
During consultation period the website has been used 
to display consultation materials. During the pre- 
planning consultation, the Applicant has utilised digital 
communications to carry out two online consultation 
sessions, links to which were made available on the 
Council’s website. This was an effective method of 
engagement as official statistics from the annual 
population survey, compiled by the Office for National 
Statistics, indicate that 96% of the UK population has 
good access to internet. Therefore, a significant majority 
of the participants were able to participate and view the 
proposals online and give their views accordingly. The 
recordings of online presentations are available on the 
LBRuT’s website for people to view. 

Printed media – local press, leaflets and newsletters 
 

The Applicant may be required to place a formal public 
notice in a local newspaper where required by the 
relevant Regulations. Tie-in with other Council leaflets 
and newsletters will be used where possible, as will the 
production of bespoke literature. 

The Applicant has prepared press releases at key 
points of the project, including notification of 
consultation events. The Applicant has also notified the 
public through flyers to all addresses in the Twickenham 
area and, to those who subscribe, via the Council’s e- 
newsletter. 

Social media 
 

Use of social media such as Twitter and Facebook are 
useful tools to publicise consultations, allowing 24 hour 
access to planning services and the ability to respond 
to consultations. The Council’s Community 
Engagement Officers facilitate local area Facebook 
groups. The Council is committed to being more 
responsive to residents who choose to communicate 
using social media through its emerging Community 
Engagement Programme. 

The Applicant has used the Council’s social media 
platforms (Twitter, Facebook and Nextdoor) to alert the 
public to consultation periods and events, including 
targeted advertising. The Council’s Community 
Engagement Officers also helped to spread the 
message via social media. 

Face-to-face communication via workshops, meetings, 
drop-in events 

During the design competition, a number of drop-in 
events were held in York House, Twickenham, where 
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Face-to-face contact with stakeholders is an important 
means of communication in shaping policy and in 
understanding the response to emerging policy. 
Meetings, workshops, drop-in events and potentially 
information stands will be used where appropriate. 
These may take the form of bespoke exercises and/or 
those with selected stakeholders such as amenity 
groups or business organisations in order to get to the 
heart of issues. 

people could view the designs and ask Council Officers 
questions. 

 

In the more recent engagement, due to COVID-19 
restrictions, workshops and meetings were held 
virtually. The majority of the meetings were carried out 
on Microsoft Teams or Zoom, allowing the Applicant to 
reach a wide audience and gathering a range of 
responses regarding the scheme. The activities that 
typically take place during the face-to-face sessions, 
such as questions and answers, were carried out 
virtually. 
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2. Site Context 
 

2.1 The Site is located by the River Thames at the northern embankment of Twickenham and lies within the administrative 

boundary of the LBRuT. The Site extends to approximately 1.4 hectares and comprises a mixture of leased, vacant 

and derelict buildings and structures (the later remnants form the previous public swimming pool). 

 
2.2 The Site is centrally located within the town centre of Twickenham and is bounded by King Street to the north. To the 

east is Water Lane, characterised predominantly by residential uses with a range of other town centre uses and public 

open space. To the west of the Site is Wharf Lane and the Diamond Jubilee Gardens and the Embankment and River 

Thames to the south (with Eel Pie Island further south over the footbridge). 

 
2.3 Figure 1 below shows the existing site plan. 

 

Figure 1: Existing Site Plan 
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2.4 Figure 2 below shows the proposed masterplan for the Site. 

 

 

Figure 2: Proposed Development Masterplan 

 

 
Local population and demographics 

 

2.5 Twickenham town centre and the surrounding area is a popular for families and young professionals. 

 

2.6 The local community in Twickenham Riverside comprises: 

 

 10,396 people (as of 2011). 

 
 73.1% of residents were born in the UK and 90% of the residents are white. 

 
 The top occupations listed by people in Twickenham Riverside are Professional 33.8%, Associate 

professional and technical 22.8%, Managers, directors and senior officials 19.6%, Business, media and 
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public service professionals 15.2%, Corporate managers and directors 14.3% and Business and public 

service associate professionals 13.0%. 

 
 18% of the population is aged between 0 to 15; 66.6% of residents are aged between 16 to 64; and 15.4% 

of residents are aged between 65 and over. 
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3. Consultation Process 
 

3.1 This section outlines the consultation process undertaken prior to the submission of the planning application. 

 

3.2 Two four-week periods of engagement have been held on the scheme. One held in September to October 2019 as 

part of the RIBA Design Competition where the five shortlisted concept designs were presented and on held in 

January to February 2021 on the developed designs. 

 
3.3 Throughout engagement sought to: 

 

 involve the community early so that there was meaningful input and change to the evolving masterplan; 

 
 raise awareness of the Proposed Development and keep the local community continuously informed and 

updated; 

 
 offer ways for people to get actively involved in the process; 

 
 be inclusive, accessible, transparent and engaging; and 

 
 ensure that the voice of the local community is heard by clearly communicating the feedback from the local 

community to the design team and facilitating the active engagement of the members of the wider project 

team. 

 
3.4 The team has liaised with statutory and non-statutory consultees. These include: 

 

 Discover Twickenham (Twickenham BID); 

 
 Eel Pie Island Residents Association; 

 
 Eel Pie Island Museum; 

 
 Church Street Traders Association; 

 
 Habitats and Heritage; 

 
 Twickenham Controlled Parking Zone D Residents; 

 
 Twickenham Riverside Trust; 

 
 Local river related clubs; 

 
 Local residents; 
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 LBRuT Planning; 

 
 LBRuT Design; 

 
 LBRuT Transport; 

 
 LBRuT Parks; 

 
 LBRuT Housing; 

 
 LBRuT Conservation; 

 
 LBRuT Highways; and 

 
 LBRuT Energy. 

 
3.5 A series of pre-application meetings were held with LBRuT planning officers on July 2020, November 2020, December 

2020, February 2021, March 2021, April 2021, May 2021 and June 2021. Detailed information about this process and 

the evolution of the design is included in the DAS and Planning Statement. 

 
3.6 In addition to the above, the Applicant established a Local Stakeholder Reference Group (‘The Group’) in 2019 to aid 

outreach to various community stakeholders in Twickenham with an interest in the future of Twickenham Riverside. 

The Group is chaired by the Leader of the Council and the purpose of the Group is: 

 
 Communicate the views of local people, businesses, groups and other key stakeholders to the Council; 

 
 Disseminate information to local residents, businesses and stakeholder groups; 

 
 Offer opinion and advice around key project decisions and feed into, where appropriate, the Design 

Competition; and 

 
 Appoint a representative to sit on the Twickenham Riverside Design Panel (the evaluation panel for RIBA 

Design Competition). The Group decided to nominate Henry Harrison from the Twickenham Riverside 

Village Group to represent them on the Design Panel, with Berkley Driscoll from Twickenham Alive as his 

Deputy. 

 
3.7 The members of the Group comprise: 

 

 Eel Pie Island Association; 

 
 Eel Pie Island Club Stand Up Paddleboarding; 

 
 Richmond Cycling Campaign; 
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 River Thames Society; 

 
 Riverside Action Group; 

 
 Twickenham Alive; 

 
 Twickenham Riverside Park Team; 

 
 Twickenham Riverside Trust; 

 
 Twickenham Riverside Village Group; 

 
 Twickenham Society; 

 
 Twickenham Town Business Association; and 

 
 York House Society. 

 
3.8 In addition to the Stakeholder Reference Group, the consultation and engagement strategy sought to target the 

following demographic and stakeholder groups during periods of consultation, including: 

 
o Adults; 

 
o Children and young people; 

 
o Local Businesses; and 

 
o Disability groups. 

 
3.9 In the most recent period of engagement online consultation events consisted of a presentation from the architect 

followed by public questions. The recordings of these presentations are available on LBRuT’s website1. 

 
3.10 The results of these consultations are summarised below. 

 

Public Consultation – Adults 

 

3.11 On 13 May 2020, the Ministry of Housing, Communities and Local Government (‘MHCLG’) confirmed digital methods 

of engagement were appropriate given restrictions and guidelines around social distancing due to the COVID-19 

pandemic. A public consultation was hosted on the LBRuT’s website from 6 th January 2021 to 3rd February 2021. 

Respondents were asked to state the capacity in which they were responding and their postcode, to allow detailed 

analysis of responses across the borough and beyond. 

 
 
 

1 https://www.richmond.gov.uk/twickenham_redevelopment_background 

https://www.richmond.gov.uk/twickenham_redevelopment_background
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3.12 The chosen dates of the public consultation ensured sufficient time to gather a large sample of responses and 

encourage a maximum number of people to participate, including those in full-time employment and those with 

parental responsibilities. Official statistics from the annual population survey, compiled by the Office for National 

Statistics, show that 96% of the population in the UK has good access to internet, either through smartphone, tablet, 

or PC/laptop. The public consultation was therefore easily accessible online to ensure significant engagement with 

local residents during the COVID-19 pandemic. 

 
3.13 Two online presentations were held for Hopkins Architects to share their proposal with attendees, giving the public 

the opportunity to field questions1. Paper copies of all consultation materials and the questionnaire were also available 

to ensure the consultation was accessible to all. Representatives from the Applicant team and the planning consultant 

were present throughout the consultation period. 

 
3.14 The Applicant received 829 responses to the consultation. Over nine in ten respondents identified themselves as 

local residents and there was a good breadth of responses from the Twickenham area and across the borough. The 

gender and age profiles are demonstrated in Table 2 below, indicating a relatively balanced gender ratio amongst 

respondents and that the majority of these respondents are aged 45 and above. The entire demographic profile of 

these respondents is outlined in Appendix 3. 

 

Table 2: Gender and Age Profiles of Respondents 
 

 

 
3.15 The consultation was promoted in the following methods: 

 

 Flyers sent to all addresses in the TW1 postcode area (23,245 addresses); 

 
 Posters surrounding the site; 
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 Press release; 

 
 Council e-newsletter; 

 
 Council website; 

 
 Social media; and 

 
 Emails to local groups and stakeholders. 

 
3.16 The primary objective of the advertisement was to invite the local community to view the online presentations, to 

communicate information about the Proposed Development, and to seek feedback. 

 
3.17 We are confident that this method of engagement was as robust, both in terms of accessibility and participation, as 

any traditional public exhibition. 

 
Public Consultation – Children and Young People 

 

3.18 The Applicant also held a separate, specific public consultation between 6th January 2021 and 3rd February 2021 with 

children and young people in order to understand their views on the concept design and what they would like to see 

from the scheme. This consultation aligned with the Council’s corporate priorities to increase engagement amongst 

less heard groups within the community and specifically targeted children and young people. Due to the restrictions 

of the COVID-19 pandemic, this was delivered through online events or through pre-recorded presentations and a 

simplified questionnaire. This is illustrated in Appendix 1. 

 
3.19 The Applicant contacted all primary and secondary schools within the local area, and for those interested, offered 

either to run a session online with students or to provide a pre-recorded presentation and simplified questionnaire 

that could be delivered by the school themselves. The Applicant received approximately 310 response from children 

and young people across these two methods. 

 
3.20 In the online sessions, officers presented the designs, stopping for questions as required, before seeking comments. 

Teachers present in these sessions helped facilitate the Q&A session and officers wrote notes to capture key 

comments. 

 
3.21 With respect to pre-recorded presentation, schools were provided with a presentation with pre-recorded audio for 

each slide, they were also provided with a simplified questionnaire for the participants to fill out after watching the 

presentation. 

 
3.22 The responses to both were analysed by the LBRuT’s Programme Team, who organised this engagement and 

delivered the sessions. 

 
3.23 The Applicant engaged with approximately 310 children and young people. 142 of which were via responses to the 

questionnaire and 168 were via the live online sessions. Respondents were aged between 9 and 18. 
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METHOD OF ENGAGEMENT 
 

Live Online Sessions Questionnaire 

 

 
Figure 3: Results on the methods of engagement 

for young people and children 

 

Summary of engagement 

 

Ruils 

 

3.24 The Applicant met with Ruils Your Say group during the period of engagement in January 2021. Ruils is a local charity 

that supports children and adults with disabilities and the elderly to live independently, The Applicant presented the 

scheme to the group and answered questions. Some concerns around accessibility were raised. 

 
Eel Pie Island Association 

 

3.25 The Applicant has been engaging with Eel Pie Island Association throughout the project regarding the access and 

servicing arrangements for the island in the Proposed Development. Meeting the service and access arrangements 

of the Island is a key requirement that must be balanced with the pedestrianisation of the Embankment. Conversations 

in meetings have focused on a number of concerns the Association have, including: 

 
 Concerns with the concept design’s suggested servicing area, particularly the amount of space provided 

and suggested decking over the slipway; 

 
 Accommodating large deliveries required by the boatyards; 

 
 Provision of spaces for parked-up services e.g. electricians where they may need to go back and forth to a 

van over several hours; 

 
 Accommodating large delivery vehicles including articulated vehicles; 

 
 Providing a sufficient number of servicing/loading bays next to the footbridge; 

 
 Safety of servicing area suggested as vehicles will turn back up Water Lane; 

46% 
54% 
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 Flooding issues; 

 
 Not negatively effecting the viability of the businesses on the Island; and 

 
 Generally the loss of parking spaces on the Embankment. 

 
Twickenham Riverside Trust 

 

3.26 The Twickenham Riverside Trust hold the lease to the Diamond Jubilee Gardens, the reprovision of which is a key 

aspect of the new design. The Applicant, and more recently the architects and design team, have engaged with the 

Trust throughout, from the development of the brief for the competition scheme to the current design. Key 

requirements for the Twickenham Riverside Trust, which were included in the architects’ brief, include: 

 
 Footprint – maintain/extending surface area; 

 
 Dimensions – of proportions that can support events and be enjoyed by all; and 

 
 Location – minimum surface area of the gardens to be re-provided to be positioned so as not to be affected 

by flooding. 

 
Habitats and Heritage (previously Environment Trust) 

 

3.27 Habitats and Heritage has conducted a feasibility study to look at whether the Thames Eyot boathouse, which abuts 

the Site, can be brought back into active use. The Applicant has been holding discussions with Habitats and Heritage 

as the Proposed Development will deliver a boat storage to complement, and to help make the riverside an active 

space, this discussion is ongoing. The Council will look to accommodate their requirements on riverside site as best 

as possible. 

 
Stakeholder Reference Group 

 

3.28 The Stakeholder Reference Group has met at key moments during the project. The group has been kept up to date 

during design development, via email and online meetings, and has been offering feedback on the emerging design, 

including: 

 
 Further reflection and design required on the Wharf Lane building following the removal of the Winter Garden 

element of the building; 

 
 Praise for the widened Water Lane; 

 
 Aim to soften and reduce the flood defence wall in the southwest corner; 

 
 Reflection on the scheme layout in relation to the Twickenham Riverside village; 
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 Inclusion of practical boathouses, with end users in mind; 

 
 How the Embankment will be used for events, particularly in relation to flooding; 

 
 Ensuring service and access arrangements have been fully thought through and current users accounted 

for; 

 
 Include cycle routes on Water and Wharf Lanes and across the Embankment; and 

 
 Consider what the scheme offers for children and young people. 

 
Twickenham Business Improvement District & Church Street Traders 

 

3.29 Conversations have been held with Twickenham Business Improvement District and Church Street Traders on the 

concept scheme, focusing on the retail / commercial units and what the scheme could offer Twickenham to attract 

people to the area. Further conversations will be had on these aspects of the design. 

 
Owners of the neighbouring King Street units 

 

3.30 The owners of the neighbouring King Street units have been engaged. The rest of the south side of King Street 

bordering the Site is under the freehold of one owner. Meetings have been held to discuss the concept design and 

servicing arrangements. 

 
Other stakeholders 

 

3.31 The Applicant has held a number of additional meetings, including with the owners of the ice cream van over a space 

in the new Site and the farmers market organisers around requirements of markets on the new Embankment event 

space. 

 
3.32 During the public consultation period, the Applicant has maintained, and continues to maintain, response mechanisms 

for the local community and stakeholders to give their feedback and comments about the Proposed Development, 

including: 

 
 LBRuT’s programme team contact details: ProgrammeTeam@richmond.gov.uk and 020 8891 7897; 

 

 Frequently Asked Questions webpage on the Council’s website to give information on the progression of the 

scheme, concept design and public consultation; 

 
 Contact details for the Twickenham Riverside Trust - a local charity with a lease on the existing Diamond 

Jubilee Gardens. The Charity Commission requires the Trust to consult the public before the Commission 

can issue an Order to permit the Trust to make material changes to its lease. 

 
3.33 The consultation process has been in compliance with requirements set in the adopted SCI, and included 

comprehensive engagement. 

mailto:ProgrammeTeam@richmond.gov.uk
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4. Consultation Responses 
 

4.1 During the pre-planning public consultation (January to February 2021), 16 questions were put to respondents. All 

questions and comments can be found in Appendix 1. All comments and questions were subsequently analysed and 

fed back into the design evolution of the Proposed Development. 

 
4.2 In response to feedback from local residents, stakeholders and officers, the Applicant made a number of changes to 

the Proposed Development, which are considered below. 

 
4.3 As a result of the conversations with Eel Pie Island Association, a number of changes to the Proposed Development 

have been made, including: 

 
 Dedicated service area, which is larger than the current provision, with an increased number of service bays 

(5); 

 
 Space for larger delivery vehicles; 

 
 The curb of the gardens has been pulled back from the slipway to provide increased space for any vehicles 

turning; and 

 
 Removal of current parking bays parallel to the footbridge to create more space. 

 
4.4 Engagement with Eel Pie Island residents and businesses has continued throughout the design development in the 

lead up to the planning submission. 

 
4.5 With respect to Twickenham Riverside Trust’s requirements, the architect has been looking to accommodate these 

requirements and more specific requirements such as the children’s play space and petanque courts. The Applicant 

has also been working with the Trust to develop Heads of Terms for the surrender of their lease, which will include 

the grant of a new lease to the Trust for the new gardens space. The Applicant with the architect and landscape 

architect has been regularly meeting with a number of Trustees to talk through the design, feedback from these 

trustees has been incorporated into the design. 

 
4.6 Following discussions with the Environment Agency (‘EA’), the Applicant team has responded by amending the 

Proposed Development which includes a reduced building footprint to correspond with their requirements regarding 

the flood defence wall and flood storage on site. The changes are summarised below: 
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Figure 5: The Competition Scheme 

 

4.7 This included a building on Water Lane, a café towards the centre of the site and a building on Wharf Lane that 

included the Winter Gardens and extended over the flood zone on stilts. The Diamond Jubilee Gardens are central 

to the Proposed Development with an event space on the Embankment. 

 

Figure 6: The Competition Scheme in Relation to the Flood Zone 
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4.8 Flooding has always been a key consideration for the Site, but it was hoped that keeping the building on stilts above 

the flood plain would be acceptable. Conversations with the EA concluded that only floodable structures (boathouses) 

could be within the flood plain, even if on stilts or overhanging. 

 
 

 
Figure 7: 16m Flood Exclusion Zone 

 

4.9 As well as being outside the flood zone, the EA stated that any non-flood compatible building had to be 16 metres 

behind the flood defence. Figure 7 illustrates the blue areas where we could build on and the red areas which show 

area lost, this interpretation of policy would not allow us to deliver the Proposed Development. 
 

Figure 8: 4m Flood Exclusion Zone 
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4.10 To stay out of the flood zone and provide an equal or better amount of flood storage, both the Water Lane and Wharf 

Lane buildings had to reduce in size and the café amalgamated into the Water Lane block. These changes have 

resulted in more public open space, particularly in the Water Lane building, and a larger space in the centre of the 

site between the two remaining buildings. 

 

 

Figure 9: Responding to the EA requirements 

 

4.11 To stay out of the flood zone and provide an equal or better amount of flood storage, both Water Lane and Wharf 

Lane buildings had to reduce in size and the café amalgamated into the Water Lane block. These changes have 

resulted in more public open space, particularly in Water Lane, and a larger space in the centre of the site between 

the two remaining buildings. 
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Figure 10: The Proposed Development during the public consultation 

 

4.12 Responding to the feedback from stakeholders, as well as maximising the space available, meant that changes were 

made to push the flood defence wall further back from the river creating more open space on the Embankment. The 

service road connection has also been removed, which has improved the pedestrian environment on Water Lane. 

 
Public Consultation – Key Findings 

 

Adults 

 

4.13 The key findings from public consultation with adults are as follows: 

 

 84% of respondents say  they would be  more likely  or just as likely  to visit the riverside  after the 

redevelopment. 
 

Figure 4: A vast majority of the respondents would be more likely or just as likely to visit the riverside 

after the redevelopment 
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 68% of respondents with a disability say they are likely to visit the same or more than they do now, with 28% 

of respondents with a disability saying they would be less likely to visit. 

 

 However, in comparison 9% of respondents without a disability said they would be less likely to visit. 

 
 21% of respondents currently use the river for water-based sports or activities at least once a month, but 

nearly half of respondents (47%) said they would be likely to use additional boat storage and river access if 

these were included in the redevelopment scheme. 

 
 73% of respondents agree that the proposed development achieves the ambition of high-quality open space 

and pedestrianised priority on the river frontage. Most Twickenham Riverside ward respondents (60%) agree 

that the ambition has been met, however the percentage disagreeing (35%) is higher than for those living 

elsewhere in the borough – this is largely reflective of responses from Eel Pie Island, where 70% of 

respondents disagree. 

 

 

 

Figure 5: More than third quarter of the respondents agree or strongly agree that the Proposed 

Development provides high-quality open space for Twickenham 

 

 

 When asked which aspects of the design they particularly liked, respondents most commonly mentioned the 

car-free riverside, open space and greenery, views of the river and the opening up of the town centre to the 

river. Those who responded about aspects they particularly disliked were more likely to mention the removal 

of parking, the architectural style, the height of the buildings and the element of commercial and/or retail 

space. 

 
 There was disagreement amongst respondents about the proposed removal of parking and vehicle access 

from the riverside, with some saying the proposals went too far and others not far enough. Some are 

concerned that the proposed scheme does not provide adequate parking or access for Eel Pie Island and 

local residents or businesses, while others feel the proposed scheme should go further and prohibit access 

for any vehicles along the embankment. 
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 On the question of open space there were positive comments about the pedestrianisation as well as the 

event and community space, the open feel and the planting or greenery. Some respondents felt the 

proposals feature too many buildings or too much hard landscaping and not enough trees or planting. 

 
 In terms of site uses the highest number of comments were in support of the increased focus on river use 

and activities. Others wanted to see more housing or more social/affordable housing on the site or wanted 

more clarity about the proposed housing. Again parking for Eel Pie Island and riverside activities was an 

issue commented on by a number of respondents. There are differences of opinion about the retail and 

commercial spaces – although many would welcome these on the riverside, others feel they are not needed 

or are concerned about chains and potential empty premises. 

 
 When asked about pedestrian and cyclist movement through the Site, many respondents commented that 

they are happy with this aspect of the proposed scheme. However, a number of comments raised safety 

concerns or stated that cycling should be limited to clearly marked or segregated paths, or that cycling should 

not be allowed, particularly through the middle of the site. Cycle storage or parking was also mentioned by 

some respondents as one of the issues to be considered here. 

 
4.14 Full results of this consultation are provided in Appendix 1. 

 

Young People & Children 

 

4.15 The key findings of this public consultation are summarised below: 

 

 17% of the respondents liked the concept of events, events area and activities in the area (including outdoor 

cinema and market). In the same question, 10% of the respondents liked the concept design and the 

additional provision of open space and improvements to open space. 

 
 Respondents were asked what they disliked about the concept design, and we found that 18% of the 

respondents had no dislike with regard to the scheme overall. However, 8% of the respondents would like 

to either see less parking or maintain some parking. 

 
 13% of respondents would like to see shops being provided in the scheme, and 9% would like to see sports 

facilities in the new Site. 8% of the respondents wanted to see more food and drink places, including cafes 

and restaurants. 

 
4.16 Full results of the public consultation are provided in Appendix 2. 

 

4.17 Nine online sessions were organised with four schools and one youth organisation, engaging with approximately 168 

children and young people. The sessions were run by officers with the help of teachers and attended by a Ward 

Councillor where possible. In the online sessions, officers presented images from the consultation boards and wrote 

down notes of questions and points raised. 
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4.18 While the presentation was identical for each session, not all sessions ran identically. Figure 6 below represents 

common themes among all sessions. The number of sessions in which a common theme was raised is captured and 

it is mentioned if there was a noticeable consensus among the children and young people. 

Number of sessions mentioned in 
 

Personal safety 

Sports facilities 

Sustainability 

Open space / greenery 

Events 

Playground 

Markets 

River-based activities 
 

0 1 2 3 4 5 6 7 8 
 

Number of sessions mentioned in 

 
Figure 6: Common themes among all sessions 

 

 
4.19 In conclusion, Figure 6 denotes that river-based activities are seen as a good addition to the Proposed Development 

and would be used. There was a strong consensus on this aspect. Other common themes include markets, which 

are seen as positive with some suggestions of types of stalls they would like to see; playground including play 

equipment ideas given and general consensus that younger and older children sections should be separate if 

possible. Events is another common theme that young people and children made comments about the particular 

types of events which they would like to see at the Site. Open space and greenery are commonly mentioned in these 

sessions in conjunction to the theme of sustainability. Sports facilities are considered as separate to the river-based 

activities and there were comments about football pitch. Personal safety has been raised in these sessions, 

predominantly in groups run with secondary school aged children. They commented on the safety of the current Site 

and how lighting and/or feeling of security in the evening is important in the Proposed Development. 
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5. Conclusion 
 

5.1 The pre-application engagement undertaken by the Applicant has met the requirements and recommendations of the 

National Planning Policy Framework and the principals laid out in LBRuT Statement of Community Involvement 

Strategy (2019). These include: 

 
 Clear information, using plain English and avoiding technical words when possible; 

 
 Early engagement, allowing the community to shape development at an early stage; 

 
 Appropriate scale, in line with the potential impact of the proposals; 

 
 Flexibility, holding events at a range of times and places; 

 
 Variety of consultation methods; 

 
 Outreach and accessibility, talking to groups that are not usually involved in planning; 

 
 Coordination, to avoid repeating things without reason; 

 
 Openness, explaining how we listened to responses; 

 
 Monitoring and seeking feedback; and 

 
 Privacy, in line with data protection law. 

 
5.2 The method of engagement used is considered to be appropriate to the scale, nature, and character of the Proposed 

Development, and, as detailed earlier, complies with the minimum consultation methods listed at Table 1, page 10- 

12 of the LBRuT’s SCI (2019). It also has regard to the National Planning Policy Framework (2019) as outlined in this 

SCI. Regard was also had to the guidance issued by MHCLG in March and May 2020 (as outlined earlier in this 

report) concerning consultation methods considered appropriate for use during the COVID-19 pandemic. 

 
5.3 The community engagement helped the project team to better understand the Site and the local issues. 

 

5.4 Where possible, design amendments have been incorporated into the Proposed Development as a direct result of 

community feedback / engagement. 

 
5.5 The SCI, together with the accompanying Design and Access Statement, has explained how the Proposed 

Development has responded to feedback. This ensures that both the Proposed Development, and the scope of the 

planning application, have taken account of the views of local residents and other relevant stakeholders. 
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Appendix 1: Results of the Public Consultation (Adults) 
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Appendix 2: Results of the Public Consultation (Children and Young Adults) 
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Appendix 3: Demographic Profile 
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