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1.0 LOCATION 

1.1 Commentary 

 
 
The property is situated at the furthest end of Norcutt Road, a narrow 
residential street in Twickenham. The property is approximately 0.7 miles from 
both Strawberry Hill and Twickenham railway stations. Local amenities can be 
found on Twickenham Green where there are a number of independent 
restaurants and retailers along with multi national occupiers such as Ask 
Italian and Sainsbury’s Local.  
 
The immediate area surrounding the property is predominantly residential in 
nature with no other commercial properties located on Norcutt Road itself. The 
residents of the original terraced housing on the road, which forms the 
majority of households, have no off street parking leading to vehicles being 
parked on both sides of the road. This leaves a narrow access for vehicles 
travelling along the road, with no room for two way traffic to pass each other.   
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Within a quarter of a mile of the property there are pockets of small 
commercial units with the exception being the former Greggs factory on Edwin 
Road. When operational, the position of this factory in a mostly residential 
location with access through narrow streets caused a number of problems 
with neighbours in the vicinity. Please see the article below published by the 
Richmond and Twickenham Times. Whilst a number of years old now, it 
highlights the difficulties experienced.  
 
https://www.richmondandtwickenhamtimes.co.uk/news/514089.bakery-lorries-
causing-havoc-to-residents/ 
 
The Greggs factory has no physical connection to the subject property but it 
has suffered from the same access issues even though the access to this site 
is better than the subject site. The Greggs factory has now closed and is 
subject to a live application to become a residential scheme. 

 

1.2 Context Photographs 

 

 
 

Aerial view demonstrating the relationship between the subject site and the 
Greggs site. 

Greggs Site 

Subject Site 
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View looking north up Norcutt Road. 

 

 
View looking north up Norcutt Road. 
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Context of the subject site, accessed through an allocated parking area 
associated with the adjoining residential building but with full access rights.  

 

 
 

Context of the subject site and access gates next to residential 
accommodation. 
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2.0 DESCRIPTION 

2.1 Description 

The property comprises a single storey warehouse building with part 
mezzanine storage. There are internal offices to the front of the property. The 
property used to be part of a larger terrace of industrial units which were 
demolished to make way for the development of the front section of the site, 
exposing the blockwork on the southern elevation of the subject property. This 
has been covered with a temporary weatherproofing. Externally the property 
has a yard area providing storage and parking. The site is approximately 0.17 
acres in total. 
 

2.2 Accommodation (Internal) 

The property has the following approximate gross internal floor areas: 
 
Ground: 184.77 SQ. M (1,989 SQ. FT)  
Mezz:      57.1 SQ. M      (614 SQ. FT)  
            
Total:  241.87 SQ. M   (2,603 SQ. FT) 
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3.0 MARKET DEMAND & MARKETING 

3.1 Market Commentary 

There is some demand in the local Twickenham market for industrial units, 

mainly of around 1,000 - 1,500 sq ft. When the demand for units increases to 

over around 2,000 sq ft, occupiers tend to be looking at buildings in more 

established industrial locations which offer much better infrastructure, access 

and availability. The subject property is of a size where occupiers will be 

concerned with accessibility and potential problems as a result of the close 

proximity to residential accommodation.   

The office market in Twickenham and the wider borough has been difficult in 

recent months, possibly due to the uncertainty surrounding the UK’s departure 

from the European Union. The subject site has the benefit of an implemented 

planning permission for a 900 sqm office block. If this scheme was built out 

and advertised in today’s market, we would predict low demand owing both to 

the market uncertainty and to the location of the offices at the end of a narrow 

residential street.   

The existing building could be let at a rent of around £11.00 per square foot, 

resulting in an annual rent of around £28,500 per annum. We would expect a 

tenant to undertake their own fit out and improvement works to the property to 

suit their individual requirements. Given enough time, we consider it possible 

that a tenant could be found for the property, however the previously 

mentioned issues of access and location will cause concern to a number of 

potential occupiers limiting its appeal.  

If there were to be a mixed use scheme on the site, for example ground floor 

offices with residential accommodation above, we would expect low demand 

from commercial occupiers due to the location, proximity to residential 

accommodation and lack of parking and local amenities, including access to 

Twickenham Station for employees and visitors. 
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3.2 Marketing Summary to Date  

We started marketing the property for sale on behalf of the previous owners in 
September 2018. Our marketing consisted of; PDF details being sent to our 
internal database, listing the details on our website and on Zoopla 
Commercial, advertising in the Estates Gazette and listing the details on 
various agent to agent portals. 
 
We received a total of 9 offers, of which only one was interested in the 
property for their own occupation. This party needed 50% bank funding and 
also a change of use on the building to a Place of Worship (D1 Use) so the 
offer was not considered any further. The remaining 8 parties were interested 
on the basis of redeveloping the site for Student accommodation or for 
residential accommodation. 
 
The sale to the present owners was concluded and the property marked as 

sold. The property remained on our website until March when it was marked 

as sold and no further enquiries were received during this time.   

The property has been remarketed on the basis of a pre-let commercial 

redevelopment either as an office or an industrial building, subject to planning. 

We commenced marketing in early June with PDF particulars on our website, 

a marketing board on the gate of the property (erected 13 June 2019) and an 

advert in the Estates Gazette and the Richmond and Twickenham Times. To 

date we have had only one enquiry for the property from a party mistakenly 

thinking it was being advertised as an investment sale and there have been 

no enquires as a result of the board. 

3.3 Future Potential Use 

There are a number of potential redevelopment options for the site subject to 

planning permission, including the construction of new industrial or office 

accommodation. In our opinion, a development of this nature would not be 

viable due to the limitations of the site. 

The biggest issues from an occupiers point of view would be the tight access 

over a residential curtilage and close proximity to the surrounding residential 

properties. The narrow access and size of the yard for parking and turning 

limits the ability for large vehicles to reach the site which in turn will limit the 

demand of units in this particular location. In addition, the entrance to the site 

is very close to a block of flats resulting in commercial vehicles travelling 

within metres of residential accommodation. The residential block of flats also 

looks over the subject site which will cause concern from occupiers over 

security and potential disruption to both parties.  
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4.0 CONCLUSION 

 

The existing property is clearly appropriate for redevelopment, confirmed by 
the three separate approved planning applications for affordable housing 
(expired), offices and student accommodation. 
 
In our opinion, the situation of the property at the end of a narrow residential 
street, with access rights over the curtilage of a residents parking area and 
within metres of existing residential accommodation makes continued or 
future commercial uses unsuitable. 
 
  
We trust the above provides you with the information you require. 
 
Kind Regards, 
 

M. Walters 
Matthew Walters MSc MRICS 
Director 
Sneller Commercial 
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APPENDIX 1 – Marketing Particulars (Old) 
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APPENDIX 2 – Marketing Particulars (New) 
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APPENDIX 3 – Website Screenshot 
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APPENDIX 4 – Marketing Board (13/6/19) 
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APPENDIX 5 – Estates Gazette Advert (29/6/19) 
 

 


