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First Floor Plan
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Water Lane Building
Second Floor Plan
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Water Lane Building
Third Floor Plan

2 Bed duplex
2 Bed (3p)

duplex

2 Bed duplex

2 Bed duplex1 Bed duplex 2 Bed duplex 2 Bed duplex

2 Bed (3p)
duplex

ASHP Plant2 Bed duplex

Scale at 1:100

0 1 2 5m at A1

File Name Number Rev.

ScaleDate
Hopkins Architects Limited
27 Broadley Terrace, London, NW1 6LG
T: 020 7724 1751   E: mail@hopkins.co.uk

Date

Subject

Project

Architects

DescriptionRev.

©  Copyright Hopkins Architects Limited.   Registered in England number: 11779559  Registered address: 27 Broadley Terrace London NW1 6LG  Do Not Scale.     Use Figured Dimensions Only.     All Dimensions to be checked on site.     Original Drawing Size A1 (L)

Approved By Date DescriptionRev. Approved By

DRAFT

Code

This drawing has been produced for 
illustrative purposes only and is not 
based on accurate survey 
information. The layout is still 
subject to design development and 
this is deemed to be acknowledged 
by all parties if this drawing is used 
for legal purposes.

Existing locations of buildings, 
roads, waterways and parkland 
based on Ordnance Survey data 
(Stanfords OS MasterMap 
28/05/2021) © Crown copyright and 
database rights 2021 OS Licence 
100035409

Existing site levels based on 
Stanfords Portal LIDAR Height Data 
DTM Survey Information 
(13/06/2019) © Crown copyright 
and database rights 2019 OS 
Licence 100035409.

Site boundary based on mark-up 
provided by LBRuT as part of 
Twickenham Riverside Invitation to 
Tender document, June 2019. 
Requires legal verification.

Proposed buildings and landscaping 
subject to design development, 
which may affect boundary 
conditions and areas. Wharf Lane 
podium edge subject to change.

Landscape design and levels 
subject to change following further 
design development.

1 : 100

Coloured _ Third Floor Plan - Water Lane Building

Twickenham Riverside

TRS-HAL-00-03-DR-A- ST-112

02/23/21

TRS



Tw
ickenham

 R
iverside | D

esign & Access Statem
ent

120

8 | W
ater Lane Building

The Heritage and Townscape assessment has highlighted how the town has 
historically grown up away from the river with only the side streets, or Lanes, 
leading down to the river. By the early nineteenth century the riverside was 
embellished with numerous villas including Richmond House which was 
located on our site. When this was demolished in 1927 it was replaced by a 
public bath house. Following it’s closure in 1980 there have been numerous 
failed attempts to redevelop the site but none have been successful. As a 
result of the above the town has never taken full advantage of the riverside 
location. 

Water Lane Building
Historic analysis

TWICKENHAM RIVERSIDE | LONDON BOROUGH OF RICHMOND UPON THAMES

Heritage, Townscape & Visual Impact Assessment | 11

Twickenham and Eel Pie Island

3.1 Pottery and flints were discovered in an 
archaeological dig in 1966 in the riverbed between 
Eel Pie Island and Twickenham and provide the first 
evidence of the early settlement at Twickenham from 
as early as 704 . 

3.2 Whilst the Domesday Book of 1086 does not 
mention Twickenham individually as it formed part 
of the Manor of Isleworth at this time, it is estimated 
that Twickenham consisted of approximately 25 
households by the eleventh century. The village was 
centred around the Church and extended in a linear 
form along Church Street and King Street with narrow 
lanes running down to the riverside. A map dated 
1635 clearly shows the street pattern, much of which 
survives today.

3.3 Located between the royal palaces of Hampton 
and Richmond, residential development began to 
emerge at Twickenham in the sixteenth century. As 
a common thoroughfare for travellers, the area was 
a popular coaching stop, accommodated by the five 
coaching inns spread amongst the settlement. As the 
town continued to grow and increased traffic passed 
through the area, Richmond Bridge was constructed 
in 1777. The bridge connected Richmond directly to 
Twickenham for the first time. The population further 
increased following the arrival of the railway in 1848.

3.4 By the early nineteenth century Twickenham riverside 
was embellished with numerous villas including 
Richmond House, Marble Hill House, and Strawberry 
Hill. However, as the need for housing increased and 
land became more valuable many of the large estates 
were broken up and sold off as plots for speculative 
housing to accommodate the expanding ranks of 
middle class commuters. Many of the villas were 
subsequently demolished.

3.5 Between 1801 and 1901, the population increased 
from 3,000 to 21,000. This continued to grow with the 
introduction of the tram-service to Shepard’s Bush in 
1902. The trams ran along the London Road to York 
Street and along Richmond Road to the bridge. In 
1903, the tram lines were extended to Teddington 
and Hampton. 

3.6 The first town hall was built in King Street in 1876, the 
Embankment was made in 1875-82, and York Street 
was cut through the east end of the town to by-pass 
Church Street in 1899. By 1893, the appearance of 
Eel Pie Island had changed dramatically with the 
establishment of boatyards and the construction 
of Twickenham Rowing Club boat house. A 
footpath connecting the Island to Twickenham was 
introduced in 1957. 

3 |  Historic Development of the Site and Surroundings

Figure 3.2  A Prospect of Twickenham, produced in 1725 by Peter Tillemans. 

Figure 3.1  1635 Map of Twickenham, by Moses Glover Figure 3.3  1761 Map of Twickenham, by John Rocque

Figure 3.4  1865 OS Map
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Water Lane Building
The brief

Town

River

Certain elements need to reflect their specific location

Our site extends from the high street down to the river and the brief we were 
given was to make the most of this important site and to help encourage 
more people to take advantage of the river and create a new heart for the 
town.

In order to achieve this aim it was suggested that “the building on the corner 
of King Street and down Water Lane must invite, attract and draw people 
from the town to the river, marking the gateway to the riverside”.

To fulfil this function this building needs to be distinctive and instantly 
recognisable. When you are looking at it in King Street you want to know that 
it is the building that leads you down to the riverside. In order to achieve this 
we believe that there needs to be a strong relationship between what you 
see on the garden end and the King Street end of the building.

Two buildings are proposed on the site. The Water Lane building links into 
the town is seen as being part of the town. The Wharf Lane building however 
is slightly separated from the town and is seen as relating more to the river 
and in particular to the boathouses and boatyards on Eel Pie Island. They 
are however part of the same scheme and it is important that they work 
together to frame the new gardens and activities that form the centre of the 
scheme. To that end it is important that there is a degree of commonality 
between the two buildings with similar linear forms and metal roofs being 
used to link the two together and to emphasise the link to the local riverine 
context.

To assist with attracting people to the riverside new retail accommodation 
is proposed at the ground floor level. The proposal is that this is composed 
of small scale retail units that continue the feel of Church Street and would 
suit small independent retailers. The units have been designed to be 
flexible modular units that could be combined together to form larger units if 
required. At the garden end a large cafe unit is proposed that looks out over 
the gardens and the river.

Above the retail are three levels of residential accommodation with two 
entrances, one on King Street and the other three quarters of the way down 
Water Lane. 
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Water Lane Building
Existing Character

The town is largely composed of masonry buildings - in Church Street this is 
stock brick and render

At the high street end of Church Street red brick begins to take over

King Street is almost entirely composed of red brick buildings Examples of brick being taken down to ground floor level in Church Street The Henrietta Barnett School by Hopkins Architects using Charnwood bricks 
proposed at Twickenham Riverside

The Water Lane building is seen as part of the town. The town is largely 
composed of masonry buildings. In Church Street the predominant material 
is stock brick but there a number of rendered buildings. There are numerous 
examples of the brickwork being taken down  to ground floor level. 

As you approach the high street this begins to change and red brick begins 
to take over and by the time you reach King Street it is almost entirely red 
brick. Given the existing building on our site, the Santander building is also 
red brick it seems natural to assume that the new Water Lane building 
should also be composed of red brick to match it immediate neighbours.
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Water Lane Building
Existing Character

The current building on the site may be lower than the adjacent King Street 
Buildings...

...but the buildings on the other side of the street are higher with significant 
changes in height

The George Public House ....the Barclays Bank Building on the other corner of Church Street is almost 
twice the height

The building on the corner of Water Lane and Church Street is low in height 
however....

On King Street, there is a lot of variation in height between adjacent 
buildings with those on the north side of the street generally being taller than 
those on the south. There are also significant variations in materials with 
The George Public House and the Barclays Bank buildings being particularly 
relevant examples.

The local context directly around Water Lane is also quite varied with the 
listed bank building (2 York Street) being almost twice as high as the Wake & 
Paine building on the opposite corner of Church Street and the two buildings 
also varying in their materials with one being built out of red brick and the 
other out of white stone.

The George Public House further down King Street also stands out in 
terms of materials and scale however they all reflect the era in which they 
were built and because of that variety they all come together to create the 
character of the area.

Taking this surrounding context as a whole we believe there is scope to do 
something that is slightly different at the junction between King Street and 
Water Lane and to create something special that marks the gateway to the 
new riverside gardens without it being out of keeping with its surroundings.
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Water Lane Building
Gable Ends

The King Street gable end viewed from the London Road approach showing its relationship with the Wake & Paine building on the opposite corner of Water Lane

Brick base

Roof above
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Water Lane Building
Gable Ends

Retractable awnings integrated above the glazing system provide shading to the south east facing café windows

View looking down King Street

Differing opinions on the King Street gable end emerged during the 
consultation process with one school of thought being that it should be 
entirely contextual and blend in with its surroundings in King Street and the 
other being that it is appropriate for something else to happen here and for 
an element of the riverside to make its presence felt on the high street given 
the nature of what is happening behind.

As our townscape analysis demonstrates, there are other buildings in the 
immediate vicinity that do not blend in with the prevailing context (including 
the Bank building and The George Public House). In view of the brief 
requirement for the building to signify change and encourage more people 
to use and enjoy the riverside we believe that it is appropriate for the Water 
Lane building to stand out a bit more from its surroundings and provide a 
new landmark at the entrance into the gardens and the river. 

There are two distinct elements to the Water Lane building - a red brick base 
and setback ‘roof’element. The red brick base is derived from the buildings 
location in King Street and reflects the materiality of its local surroundings. 
The zinc roof reflects the other end of the building that looks out over the 
river and links it to the other building on the site in Wharf Lane. It also has 
associations with the boathouses on Eel Pie Island.

We feel that it is appropriate to take the brickwork down to ground, as per 
the many examples present in Church Street. The elevational treatment 
is already changing at second floor level and believe that adding another 
change of material at ground floor level will lead to a horizontal striped 
appearance.

As can clearly be seen in the image on the previous page (looking down 
London Road) the red brick base also relates well in scale to the brick of the 
Wake & Paine building on the opposite corner of Water Lane. The setback 
‘roof’ element reflects the slate roof on the opposite side. The separation of 
the building into a two storey brick base and an upper ‘roof’ section was also 
designed to help the building to relate to the smaller scale buildings on the 
other side of Water Lane.

The building’s ridge level is not far off the height of the bank parapet height 
but the bank is only comprised of three storeys whilst Water Lane has four 
so each of our storeys is less than those of the bank whilst being slightly 
bigger than those of the Wake & Paine building. 

The strong pitched form the roof makes a bold statement in the street 
scene and stands up to the dominant element at this end of King Street, 
the Barclays Bank building, although due to its light colour, overall mass 
and commanding position it is the bank building that remains the dominant 
building. 

The roof, although it is only in singular format, evokes the double pitched 
form of the garden end of the building and signals that this is the way down 
to the Riverside. The long linear nature of the side elevation helps to draw 
the eye down to the Eel Pie Island bridge that is clearly visible due to the 
widening of Water Lane.
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Water Lane Building
The Building in Context

The Water Lane building connects the town with the river

Rather than try and mimic one or other of the existing buildings we believe 
that the best way for the new building in Water Lane to contribute positively 
to the Conservation Area is to create a high quality building that reflects 
the period in which it is built and that has integrity but is sympathetic to its 
environment. The aim of the new development is to create a link between 
the town and the river and encourage people down to the riverside as set out 
in the Twickenham Area Action Plan. To do this we believe it is important that 
the building you see in King Street is visually similar to the building you see 
at the riverside end and given the variety in the local area we believe it is not 
unreasonable for some of that character to reflect its riverside location.

We have reviewed the issue of the material for the upper storeys but we 
believe that a lightweight material is the most suitable approach given the 
discussion on the preceeding pages regarding the relation and scale of the 
building in relation to the buildings on the other side of Water Lane. 

Notwithstanding the above, following the latest pre-application discussions, 
we have had another look at making some further adjustments to the Water 
Lane building and the King Street gable in particular to address comments 
made: -

•  We have reduced the overall height of the building by 225mm by 
reducing the level of the 1st floor
• We have reduced the depth of the roof overhang on King Street by a 
further 300mm – originally there was 1500mm between the    
balustrade and the façade – this was reduced to 1050mm previously but has 
now been reduced further to 750mm 
• We have reduced the scope of the vertical zinc cladding from the 
gable and introduced an aluminium louvred screen (similar to the Wharf 
Lane building) at the third floor level where it sits in the roof zone (and helps 
disguise the window behind) allowing us to introduce stback brickwork at the 
second floor level.

These changes also have some impact on the other elevations of the 
building as well as the King Street elevation.

We have reviewed the window onto the stair on King Street but given the 
level of the staircase landings behind we believe it is better to not have a 
window in this piece of wall but to leave it as a neutral recess between the 
two buildings.
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Water Lane Building
The Building in Context

View looking back at the Water Lane building’s river facing gable end



Tw
ickenham

 R
iverside | D

esign & Access Statem
ent

128

8 | W
ater Lane Building

The King Street gable end viewed from Church Street

Water Lane Building
The Building in Context
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View from the Eel Pie Island bridge

Water Lane Building
The Building in Context
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Water Lane Building
Building Height

+16.470

+21.452
+22.875

+23.376

+17.225

+20.820

+7.739

CJCT Scheme

Current HAL Scheme
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2

Section 1

Section 2

In Water Lane itself, sections taken across the street show 
that although the new building is taller than the existing 
building it replaces, because it has been set back from the 
existing building line it will generally have a lesser impact 
on daylight and sunlight on neighbouring buildings than 
either the existing building or the previous proposal for this 
site.
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Water Lane Building
Building Positioning
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The position of the Water Lane Building relative to the existing building on the site and the previous planning application by Carey 
Jones Chapman Tolcher

At the King Street end of the building the gable end has been set out such that it does not 
project any further than the projected building line of the existing parade.
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Water Lane Building
Facade Development

The adjacent building on King Street is almost twice the length of the proposed Water Lane building
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S Balconies have been grouped together in pairs

In order to respond to comments from officers about the façade being 
monotonous and repetitive we have worked hard at organising the plan to 
allow the balconies to be grouped together in pairs to help modulate the 
façade. 
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In reaction to comments made during the pre-app process a more distinct visual separation has been incorporated 
to provide a transition point between the Water Lane frontage and the café end responding to the river

The second residential entrance provides an opportunity to separate the café from the other retail units

Water Lane Building
Facade Development

We looked at using the balcony to create a deep brick reveal that accentuated 
the contrast with the windows. We then pulled out the balconies to create 
more modulation of the facade

Proportions of the windows were adjusted The retail units have been widened by removing every other brick pier
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Water Lane Building
Facade Development

The retail windows have also been combined together to form larger 
openings that differentiate them from the more domestic scale windows 
above. The recess for the second entrance to the residential flats has been 
extended vertically to create more of a separation between the retail units 
and the café at the garden end of the building and the café windows have 

also been amended to give them a raised cill. All of these changes have 
helped change the scale and rhythm of the Water Lane façade that we 
believe goes a long way to responding to the comments that have been 
raised during the pre-app process.

April 2021 scheme

(ROOF)    23.376 FFL

Current scheme

With the café at the end being glazed on 3 sides, the large windows provide 
very good levels of daylighting and significant views out over the river and the 
gardens. On the south east, retractable awnings have been incorporated into 
the slots above the glazed doors. 
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Water Lane Building
North Elevation

King Street Elevation

Stainless steel tie bar

Zinc sheet cladding

Folded aluminium 
gutter

Painted steel 
columns

Curtain walling  
system with glazing

External metal 
balustrade with 
timber handrail

Top-hung windows

Brickwork

PPC extruded 
aluminium feature 

channel with 
ventilation slots

Integrated awnings 
on South gable end

Large retail windows

Zinc sheet roofing 
and fascia

PPC Aluminium 
brise soleil with PPC 

aluminium support

PPC metal feature 
channel at sides of 

GF windows
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PLANNING As indicated

Water Lane Building

Twickenham Riverside

TRS-HAL-02-ZZ-DR-A- 2660 C01

06/09/21

Short Elevations

TRSC01 M160 - Planning Issue26/07/2021 MB

1 : 1002660
1 Water Lane - Garden Elevation

1 : 1002660
2 Water Lane - King Street Elevation

Water Lane Building
South Elevation

Garden Elevation
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Long Elevations

TRSC01 M160 - Planning Issue26/07/2021 MB

1 : 1002661
2 Water Lane - Service Road Elevation
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3 Water Lane - Water Lane Elevation

Water Lane Building
West Elevation

Rear Elevation

Enlarged portion of rear elevation
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Typical bay of café elevation Typical bay of retail elevation Typical bay of northern most retail unit
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Water Lane Building
Café North Elevation

Café North elevation




