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JOHN THOMPSON & PARTNERS 
London Studio: Practicing what we preach.

The environmental refurbishment of 23-25 Great 
Sutton Street - an existing 1920s warehouse - 
demonstrates how existing buildings can be 
practically improved to perform as highly 
sustainable offices.  

The building incorporates systems, technologies 
and materials that substantially reduce energy 
demand and emissions, provide sustainable 
energy supply and minimise both water usage 
and waste.

In the first year of occupation we reduced our 
absolute emissions by 14% . This is a significant 
achievement as the set equivalent carbon 
reduction rate for organisations based in OECD 
(Organisation for Economic Co-operation and 
Development) countries is 2.5% p.a.

The exemplary refurbishment has won:

Carbon Reduction, Runner up 
Green Business Innovators 2011 

Sustainability & Innovation Award 
CoreNet Global’s UK Chapter Awards 2010 

Commercial Building Category, Highly 
Commended
Retrofit Awards 2010 

Green Buildings and Facilities, Winner 
Green Business Awards 2010 

Sustainable Transport (Medium/Large 
Business), Winner
Giant Green Business Awards, Islington Council, 
2010

Sustainable Building of the Year 
City of London, Sustainable City Awards 2010

JOHN THOMPSON & PARTNERS 
electricity is supplied by Good Energy, 
the UK’s only 100% renewable 
electricity supplier.  All the electricity 
that Good Energy supplies comes from 
wind, small scale hydro and solar power 
generators from all over Britain.

JOHN THOMPSON & PARTNERS is a 
member of The Green Register, a 
training and networking organisation 
that brings together all disciplines in the 
construction industry who have a 
demonstrable commitment to 
sustainable building practices.

We are not in the business of wasting 
paper!

JOHN THOMPSON & PARTNERS is a 
member of the  
First Mile Mixed recycling scheme. We 
operate a full recycling programme in 
our practice and make every effort to 
contribute to a Greener Way of Living 
& Working.

The paper in this document is produced 
using ECF (Elementary Chlorine Free) 
pulp that is 100% degradable and 
manufactured to ISO 9001, ISO 14001 
and EMAS (EU’s Eco Management and 
Audit Scheme) standards.

All the wood used in the manufacture 
of this paper is sourced from suppliers 
employing sustainable forestry plans.

First Mile Recycling Ltd.
175 Piccadilly, London W1J 9TB 
Freephone: 0800 612 9894 • Fax: (020) 
7499 7517   

www.thefirstmile.co.uk

JOHN THOMPSON & PARTNERS is 
accredited with Best Companies 1 Star 
Status, in the Best Companies to work 
for survey 2012. Being a best company 
goes beyond the bottom line. It’s about 
excelling in every area throughout the 
workplace and an organisation’s 
commitment to its most important 
assets - its workforce.

JOHN THOMPSON & PARTNERS are 
supporters in kind of The Academy of 
Urbanism which brings together a 
group of thinkers and practitioners 
involved in the social, cultural, economic, 
political and physical development of 
our villages, towns and cities. 

www.academyofurbanism.org

JOHN THOMPSON & PARTNERS 
Chartered Practice Registration 
Number 2249624P

JOHN THOMPSON & PARTNERS is a 
member of  
The Islington Climate Change 
Partnership, organised by Islington 
Borough Council which is one of the 
first local areas that have made a firm 
commitment to central government to 
reduce its carbon emissions across the 
borough. The ultimate goal of the 
Climate Change Challenge is to reduce 
Islington’s CO2 emissions by 55,000 
tonnes by 2010.

JOHN THOMPSON & PARTNERS 
were awarded Employer of the Year at 
2012 AJ100 Awards

The award recognised staff satisfaction, 
workplace culture, benefits and staff 
turnover.

The AJ100 remains the authoritative 
survey of the largest architecture 
practices in the UK and the annual 
awards celebrate the most innovative 
and successful practices.

JOHN THOMPSON & PARTNERS 
London and Edinburgh Studio’s have 
received accreditation with the 
Contractors Health & Safety 
Assessment Scheme (CHAS) having 
demonstrated compliance as a Designer 
under the CDM Regulations. 

JTP are also accredited under the SMAS 
WorkSafe Assessment Scheme. Both 
schemes are members of the Safety 
Schemes in Procurement (SSIP) forum.
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www.peterbrett.com
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T. +44 (0)1442 437 565

www.rsk.co.uk

The Ecology Consultancy

6-8, Cole Street, London SE1 4YH
T. +44 (0)20 7378 1914  F. +44 (0)20 7403 3159
   
www.ecologyconsultancy.co.uk

Murdoch Wickham

South Ash Manor, South Ash Road, Ash, Sevenoaks, Kent, TN15 7EN
T. +44 (0)1474 871265 F. +44 (0)1474 873169

www.murdochwickham.com

John Thompson & Partners

23-25 Great Sutton Street, London EC1V 0DN
T. +44 (0)20 7017 1780 F. +44 (0)20 7017 1781

www.jtp.co.uk

St James Group Limited

Berkeley House, 19 Portsmouth Road, Cobham, Surrey KT11 1JG 
T. +44 (0)1932 869350

www.stjames.co.uk

ClientConsultant team



Aerial View of Site



FORMER ROYAL MAIL SORTING OFFICE, TWICKENHAM - DESIGN & ACCESS STATEMENT  V

Contents

1. Introduction  
 Preface   1 

Key Development Objectives 2
 Design Process  3

2. Context   
 Twickenham Context 7 

History   15
 Site Context   23
 Planning Context  32
 

3. Design Response 
 Community Involvement 37
 Design Objectives - London Road 38
 Design Objectives - The Site 39
 Masterplan   40
 Height, Scale & Massing 42
 Aerial    44
 Views & Vistas  45
 Re-stitching the Urban Fabric 48
 Frontage & Structure 49
 Movement & Circulation 50
 Dwelling Mix  51
 Uses & Placemaking 52
 Character Areas  53
 Character Area - Mixed Use Quarter 54
 Character Area - Housing Quarter 58 
 Character Area - Community Building 62
 Materials   68 

Landscape - Masterplan 70
 Landscape - Mixed Use Quarter 71
 Landscape - Housing Quarter 72
 Landscape - Trees 73
 Landscape - Play  74
 Landscape - Boundary Treatments 75

4. Placemaking  
 Understanding               79 

The Vision                                                        82

5. Access
 Access to Public Transport 88 

Pedestrian Routes / Access to Site 90
 Cycle Access & Parking Strategy 91 

Vehicle Tracking  92
 Vehicle Access & Car Parking 94
 Refuse & Recycling Strategy 95
 Fire & Emergency Vehicles 96
 Servicing / Delivery Strategy 97
 Lifetime Homes & Part M 98
 Wheelchair Adaptability 100

6. Sustainability
 Overview   104

7. Appendices  
 Building for Life Assessment  108 

Indicative Floor Plans 112
 Schedule of Areas  115
 Mayor’s Housing SPG, EIP Draft 116 

Management Strategy 119
 Ownership & Security 120 

CGI’s    121

8. Previous Experience 
 Kew Riverside  128 

The Hamptons  129
 Putney Wharf  130 

Fulham Reach  131
 Epsom Road Guildford 132

Disclaimer: 
This report has been prepared for the sole use of St James and for the intended purposes as stated in the agreement between 

St James and John Thompson & Partners (JTP). No responsibility or liability is accepted towards any other person in respect 

of the use of this report or for reliance on the information contained in this report by any other person or for any other purpose. 

The use of this report by unauthorised third parties without written authorisation from JTP shall be at their own risk, and JTP 

accept no duty of care to any such third party. 

Project code
00545

Issue Date
November 2012





1. Introduction

 Preface    1
 Key Development Objectives  2
 Design Process  3



IMAGE TO BE ADDED

View of Site from London Road



FORMER ROYAL MAIL SORTING OFFICE, TWICKENHAM - DESIGN & ACCESS STATEMENT  1

Introduction
Preface

Introduction

This Design and Access Statement has been prepared in support of a 
detailed planning application submitted to the London Borough of 
Richmond Upon Thames (LBRuT) for the regeneration of the Former 
Royal Mail Sorting Office, Twickenham (the Site). The Site has been 
vacant since the Royal Mail Group departed in 2010 and it has strategic 
importance to Twickenham given its prominent location on the northern 
approach into the town.

The proposed development seeks to create a sustainable vibrant mixed 
use community in a landscaped, high architectural quality setting which  
will re-stitch the urban fabric, allow the opportunity for an improved 
riverside environment and provide a new high quality public realm. The 
design has evolved through extensive community engagement and 
reflects discussions with LBRuT and the requirements of the 
Development Plan. It will deliver new housing (including affordable 
housing); a mix of other uses to create vibrancy and vitality; an 
improved public frontage to London Road; access to the River Crane; a 
purpose-built Community Building; and a high quality urban public 
realm that connects the River Crane to London Road.
 
The detailed planning application proposes :
 
“Demolition of existing buildings and redevelopment to provide a mixed 
use development comprising a 3 to 5-storey building accommodating 
82 residential units, 2 restaurant units (Class A3) with basement car and 
cycle parking, associated plant equipment and courtyard area; a 2 to 5 
storey Community Building with associated outdoor space; 28 houses 
with associated car parking and gardens; new public open space, 
landscaping and associated infrastructure and utilities.“ 
 

The application consists of the following documents:

• Planning Application Forms
• Planning Drawings
• Planning Statement
• Transport Assessment and Travel Plan
• Sustainability Statement
• Affordable Housing Statement
• Statement of Community Involvement
• Environmental Statement
• Employment & Economic Case
• Design and Access Statement

What is a Design & Access Statement?
A Design & Access Statement is a written and illustrated report, 
accompanying a planning application. The statement shows how the 
applicant has analysed the site and its setting, formulated and applied 
good, inclusive design for buildings and public spaces, and 
demonstrates how the applicant or designer has consulted or will 
consult on the issues. The statement’s scope and level of detail are 
determined by the nature of the development, the site and its context. 
The statement has a specific job to do in explaining the background 
thinking that led to the planning  proposal being drawn up. It is not just 
a description of the planning proposal.
 
The Requirements for Design Statements
Design Statements are required by the Planning and Compulsory 
Purchase Act 2004. Section 42(I) of the Act introduces an amendment 
to section 62 of the Town and Country Planning Act 1990, requiring the 
submission of a Design Statement; and section 42(5) prevents local 
planning authorities from entertaining an application which is not 
accompanied by a Design Statement – subject to some exceptions.
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Introduction
Key Development Objectives

Key Development Objectives

The key development objective for the Site is to deliver a sustainable 
landmark development to the northern approach of Twickenham town 
centre. In order to be able to achieve this aim, detailed consideration 
has been given to the principles behind placemaking; massing and 
density; landscape; and sustainability. These are as follows:
 
Placemaking and Sustainable Communities
• Create a new ‘place’ with a legible and robust structure of streets, 

routes and spaces that respond to the surroundings.
• Deliver a development with a distinct character and identity that will 

help foster a sense of neighbourhood and community ownership.
• Integrate a viable range of mixed uses to help create an active and 

vibrant, well-managed destination.

Optimise Development Opportunities
• Generate a range of building typologies, character areas and 

architectural styles to respond to the immediate surroundings and 
appeal to a range of users.

• Provide a series of spaces that help define the scheme and are 
flexible and adaptable which promotes permeability and encourages 
their use.

• Optimise development of this previously developed Site, which has 
excellent public transport accessibility adjacent to the Rail Station. 

• Make efficient use of the Site, concentrating development to allow 
for sizeable areas of landscape and open space.

• Deliver a scheme that considers its neighbours in terms of form, 
footprint and height where appropriate.

• Propose a design that has a range of appropriate building heights to 
articulate the skyline, creating visual stimulation and interest.

• Create an identity for the Site and its context within the town centre.

Landscape and Open Space
• Ensure that hard and soft landscaping are an integral part of    

the proposals with the existing landscape features being  
preserved, enhanced and used to give identity and character to   
the development.

• Protect and enhance biodiversity on the Site through habitat creation 
and preservation.

• Implement a series of landscaped open spaces that allow for   
play, contemplation and relaxation, that are well-designed    
and stimulating.

• Respond to the River Crane frontage in terms of the landscape 
character and adjoining spaces.

• Create a series of public and private landscaped spaces ensuring 
they are appropriate for their purpose and allow access for all.

• Create a clear visual and physical link between London Road and 
the river frontage.

Sustainable Design
• Deliver a sustainable range of accommodation that includes a mix of 

sizes, typologies and tenures from 1-4 bedroom homes.
• Adopt secured-by-design principles to create a safe, friendly 

environment that is free of anti-social behaviour.
• Residential accommodation to meet Code for Sustainable Homes 

Level 4 and commercial units to meet BREEAM  level of ‘Very Good’.
• Promote an environment that allows equal levels of accessibility for 

all by adhering to relevant Building Regulations, providing 
wheelchair accessible dwellings and ensuring that all dwellings 
comply with July 2010 Lifetime Homes standards.

• Comply with the requirements of the LBRuT Sustainable 
Construction Checklist SPD.

• Reflect the principles contained within The Berkeley Group’s Vision 
2020 document in relation to quality of design, materials and 
flexibility of living.

• Promote the use of sustainable modes of transport through a variety 
of initiatives including electric charging points, substantial cycle 
parking and the creation of new pedestrian links.
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Introduction
Design Process

Consultation

The masterplan has been developed over the previous six months of 
consultation and engagement with various stakeholders including the 
local community, the LBRuT, local resident groups, the Environment 
Agency and the project team. 

This work has enabled the project team to incorporate the aspirations of 
the community and stakeholders, and the planning guidance given by 
LBRuT. 

The flow chart below shows a simplified version of the design process 
and the people involved. 

To the right is a list of all meetings and events that took place during the 
Community Engagement Process.

Meetings and Events
21 February 2012 Launch Event
29 February 2012 LBRuT meeting
14 March 2012 LBRuT meeting
23/24 March 2012 Community Planning Weekend (CPW)
5 April 2012 Vince Cable MP for Twickenham meeting
25 April 2012 CPW Report Back
16 May 2012 Cole Park Residents Presentation
23 May 2012 LBRuT meeting
29 May 2012 Atkins meeting
30 May 2012 LBRuT meeting
30 May 2012 Community Forum Event
11 July 2012 Community Forum Event
12 July 2012 LBRuT meeting
August 2012 LBRuT Secured by Design meeting

Forthcoming

December 2012 Public Exhibition & Continuous Community   
 Engagement 

FORMER ROYAL MAIL SORTING OFFICE 
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Context
Twickenham Context

Overview

The Site lies within the LBRuT and is situated to the west of London 
Road (A310), directly opposite Twickenham Rail Station. The Site area is 
approximately 1.152 hectares (2.84 acres) and is currently occupied by 
a range of vacant industrial buildings which were previously used as 
part of a Royal Mail Delivery & Sorting Office. 
 
Given their age and design, the existing buildings on the Site are of 
limited architectural interest and quality. The Site in its current form 
offers very little integration with the surrounding public realm and there 
is limited opportunity for public access given the layout of the existing 
buildings. 

London Borough of Richmond upon Thames

The Site sits within the town centre
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Context
Twickenham Context

Strategic Location

Twickenham 
Twickenham is a large suburban town 10 miles (16 km) southwest of 
central London. It is the administrative headquarters of the LBRuT and 
a district centre as identified in the London Plan. As part of the 
suburban growth of London in the twentieth century, the town expanded 
and increased in population, becoming established as the Municipal 
Borough of Twickenham; it has formed part of Greater London since 
1965. The town is bordered on the south-eastern side by the River 
Thames and Eel Pie Island  — which is connected to the Twickenham 
Embankment by a narrow footbridge. 

Twickenham has an important and strategic location being the second 
biggest town centre in the borough. It is also the home of the RFU 
Twickenham Rugby Stadium, located to the north of the town centre 
which welcomes thousands of visitors on a number of days each year 
for international and club rugby matches and concerts.
 

Strategic Location Plan
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Context
Twickenham Context

The Site 
The Site is located on the northern edge of Twickenham on London Road, 
the main arterial road running into the town from the north. It sits adjacent 
to Heatham House (a local youth centre), the River Crane (which runs from 
Hayes to Isleworth) and main line railway which connects London – via 
Twickenham – to Windsor and Reading. Twickenham Rail Station lies on 
the opposite side of London Road. Beyond are predominantly residential 
streets, built during the Victorian and inter-war years. To the south lies the 
town centre, focused primarily upon London Road and King Street. Church 
Street forms the historic centre of Twickenham and leads down to the 
banks of the River Thames. The A316 trunk road runs to the north and 
serves Twickenham rugby stadium and to the south-west connects into the 
M3 motorway.

Connections - Access to Public Transport

The Site benefits from having good access to local transport facilities 
including London overground and bus services. The majority of the Site 
has a PTAL rating of 5 and drops to 4 towards its western edge.

Overground Services
The Site is directly opposite Twickenham Rail Station which has frequent, 
direct services to Kingston, Reading, Whitton, Windsor and London 
Waterloo.

Bus Services
A frequent bus service can be found in Twickenham with services towards 
Richmond, Hammersmith, Hounslow, Heathrow Airport, Teddington and 
London (Piccadilly Circus). The bus stop directly adjacent to the Site has 
services 267 towards Hammersmith and 281 towards Hounslow.

Connections

Site

Residential

River/Stream

Public Open Space

Train Station

A Roads

B Roads

Other Roads

Footpaths

Cycle Routes

Train Line

Bus Route 33

Bus Route 110

Bus Route 267

Bus Route 281

Bus Route 290

Bus Route 490

Bus Route H22

Bus Route R68

Bus Route R70

Bus Stop

M3
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Site

Residential

River/Stream

Public Open Space

Playground/Sports field/Recreation

Allotments
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Employment

Places of worship

Hospital

Town Centre

Cemetery

Retail

Higher Education Institutions

Train Station

Stadiums

Sewage Works

Doctors

Dentists

Police Station

Fire Station

Train Line

Local Facilities

Context
Twickenham Context
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Local Facilities

Twickenham has a wide range of facilities which are dispersed 
throughout the area. 

Public Open Space / Recreation
Twickenham and Richmond have access to a number of open spaces 
and sports / recreational fields, many of which are in close proximity to 
the River Thames and River Crane.  

Transport
The area has good transport links with regular train and bus services 
into central London, neighbouring Richmond and beyond.

Health & Education
The area is well equipped with a number of good primary and 
secondary schools and a number of higher education institutions 
including Richmond Upon Thames Community College, located in 
close proximity to the Site. There are also a number of dentist and 
doctors’ surgeries in the surrounding area with the nearest hospital less 
than two miles away in Richmond.

Local Facilities



FORMER ROYAL MAIL SORTING OFFICE, TWICKENHAM - DESIGN & ACCESS STATEMENT  11

Urban Morphology

Using historical maps of the Site and the surrounding area (illustrated in 
detail in the Historical context section of this chapter), a layering of 
information on the growth of the area can be built up showing how the 
area has developed. 

In 1871 there is already development concentrated on London Road 
south of the railway line. The Site was the location of the old 
Twickenham Rail Station and some built development is apparent 
around the junction of London Road with Whitton Road.

By 1914 the spread of development has increased to the north of the 
railway line, in particular Cole Park Road and around Whitton Road.
In the mid 1900s housing has spread west of Whitton Road to the north 
of the railway line, reflecting the spread of Twickenham to the north, it 
being bounded to the south by the River Thames.

During the latter part of the 20th century, redevelopment in the area 
was focused on London Road and in particular the large sites around 
the Rail Station, including the Site.

Context
Twickenham Context

Urban Morphology
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Area Photographs

There are a number of large scale buildings within close proximity to 
the Site, most notably Regal House and Bridge House (both 
commercial premises), just south of the Site along London Road. Both 
are significant in height and footprint and together with Twickenham 
Stadium, dominate the skyline from afar. Historically, a series of 
character buildings have been established throughout Twickenham, 
many of which are now listed and occupy a range of different uses. 
These include Heatham House (immediately north of the Site) which is 
a youth centre; York House (on York Street) which houses the Council 
offices; Twickenham Girls Grammar School (on Clifden Road) now a 
community college; and the Albany public house (on Station Road on 
the opposite side of the railway tracks south of the Site).

1. Boat Houses on Embankment
2. The Royal Oak Pub & Grill 
3. Sign at entrance to Twickenham Rail Station
4. Neville House
5. Twickenham Riverside Embankment Sign
6. Former Twickenham County Girls’ School (now 

Richmond Adult & Community College)
7. Heatham House (Grade II Listed building)
8. The Albany public house
9. Former Twickenham County Girls’ School (now 

Richmond Adult & Community College)
10. Travelodge, London Road
11. Barclays Bank, Twickenham
12. Bridge House & Regal House, London Road
13. Twickenham Rugby Stadium
14. St. Mary’s Church
15. Neville House, London Road (Grade II Listed 

building)
16. The Eel Pie public house
17. Crane Mead Court
18. View down Church Street

Context
Twickenham Context




