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MARCH 2022

DEAR NEIGHBOUR,

We are pleased to provide you with an update on 
London Square’s plans for the former Greggs Bakery 
site on Crane Road.   

As you will be aware, in February 2019 London Square submitted a 
planning application to deliver a residential-led redevelopment of the 
site, with 116 homes (including 40% affordable housing), affordable 
workspace on Edwin Road and extensive landscaping providing public 
access to the River Crane.

Despite extensive work by our team to address the concerns raised 
during the planning process and considerable support from the 
community for the plans, the application was refused in August 2020 
on the grounds of loss of employment space. 

Whilst the site has remained vacant since this time, we have been 
working with our architects, Assael Architecture, to prepare plans which 
address the reasons for refusal, whilst also delivering much needed new 
homes in the area and bringing the site back into use.

We remain committed to working with the community and local 
stakeholders at every stage and would like to invite you to view the 
plans and meet our team before an application is submitted 
to Richmond Council.

Details of the event can be found on the back of this newsletter, 
and we hope that you are able to attend.

GREGGS BAKERY SITE

LONDON SQUARE

Founded in 2010, London Square seeks to build high-quality 
residential-led developments to reflect the aspirations of the 
local communities where we work. 

We have a proven track record of delivering new homes across 
the borough of Richmond, including The Star and Garter on 
Richmond Hill and Waldegrave Road in Teddington. 

CGI view of the previously submitted proposals from the River Crane Mews street
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ATTEND OUR COMMUNITY EVENT TO VIEW THE REVISED PLANS

If you are unable to attend our event, the  

proposals will be available to view online  

from Monday 21 March.  

Please visit www.londonsquaretwickenham.co.uk 

When:  

Saturday 19 March from 10am to 3pm   

Where: 

Twickenham United Reformed Church,  

3 First Cross Road, Twickenham TW2 5QA
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The
Site

In bringing forward amended plans for the site, we are aiming to:

-	 Create high-quality new homes, including  
affordable homes targeted at the local market 
and first-time buyers.

-	 Deliver family sized homes to meet an identified  
local need.

-	 Sensitively redevelop this brownfield site which has 
been vacant since Greggs relocated in 2017 and attracts 
anti-social behaviour.

-	 Remove an unneighbourly existing use, replacing  
it with a sympathetically designed, high-quality 
development.

-	 Opening this stretch of the River Crane to the  
public with a new riverside walk and play space  
for new residents and the wider community to enjoy.

If you have questions or would like more information,  
please contact us.
Email: consultation@cascadecommunications.co.uk 
Call: 020 7871 3565 
Visit our website: www.londonsquaretwickenham.co.uk

Write to us:
Freepost Public Consultation  
RTUA-THGR-LUYK 
3-4 Wardour Mews
London, W1F 8AR 

HOW TO GET IN TOUCH 
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WELCOME

Welcome to our community event 
to update you on the revised 
proposals for the Greggs Bakery site 
between Crane Road, Edwin Road 
and Norcutt Road.

Background
Greggs plc ceased bakery operations on site in 2017, 
and the site has since remained vacant. London Square 
was appointed as Greggs development partner to 
redevelop and make best use of this important site. 

After 18 months of engagement with the Council 
and the community, in February 2019 London 
Square submitted a planning application (reference 
19/0646/FUL) to deliver a residential-led, mixed-use 
redevelopment of the site. 

Despite extensive work by our team to address the 
concerns raised during the planning process and local 
support for the proposals, the application was refused 
in August 2020 on the grounds of a loss of industrial 
floorspace.  All other planning matters were supported. 

Scan this code with 
your smartphone to 
submit feedback 

Summary of the previous application:

-	� 116 new homes, 40% of which were affordable and 
targeted at the local market and first-time buyers.

-	� Family sized homes, helping to meet an identified  
local need.

-	� Sensitive redevelopment of a brownfield industrial site 
that has been vacant since 2017 and attracts anti-
social behaviour.

-	� Removal of an unneighbourly existing use, replacing 
it with a sympathetically designed, high-quality 
development.

-	� Opening this stretch of the River Crane to the public 
with a new riverside walk and play space.

-	� New affordable workspace provided on Edwin Road.
-	� Community Infrastructure Levy (CIL) and planning 

contributions towards local services. 

-	� A commitment to sustainability and energy  
efficient design.

-	� 100 car parking spaces on site for residents and visitors, 
with all new residents unable to apply for parking 
permits on local roads and initially provided with free 
car club membership.

-	� 228 secure cycle spaces to encourage  
sustainable travel.

CGI view of the Riverside apartments, looking south west from the river
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THE SITE

The 1.1 hectare site comprises industrial and office 
buildings that were formerly used as production 
facilities by Greggs plc. The site sits within an 
established residential area, bounded to the east and 
west by terraced housing, the railway line to the north 
and a car repair workshop to the south.

Whilst it was operating as a bakery facility, the site 
generated a number of regular HGV movements both 
at day and night. This often conflicted with the site’s 
location in a predominantly residential area, leading to a 
number of issues, including: 

•	 Damaged footpaths and kerbs
•	 Issues around pedestrian safety
•	� Complaints lodged by residents regarding noise and 

poor air quality
•	 Damage to parked cars 

Policy context
The site is classed as industrial land and designated in 
the adopted Richmond Local Plan (2018) as a Locally 
Important Industrial Land and Business Park under 
Policy LP 42. 

The site has been proactively marketed for continued 
commercial use since 2018. Consistent feedback from 
enquiring parties indicates that the constrained nature 
of the site, including the layout of the existing buildings 
and access points, would pose operational challenges.

Our community engagement between 2018 and 2020 
identified considerable support for the principle of 
redeveloping the site for residential use and removing 
the unneighbourly industrial use. 

-	� 69% of respondents to our public consultation 
supported the principle of redeveloping the site for 
residential use

-	� 73% of respondents ranked retaining heavy industrial 
use as unimportant 

View of local area (with site outline in red)

The existing entrance on Edwin Road Views of the existing site The existing entrance on the corner of Crane Rd and Gould Rd
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WHAT’S NEXT?

We have worked with our architects, Assael 
Architecture, and the project team to prepare plans 
which address the reason for refusal and revitalise this 
derelict site.

As part of this, we have carried out a feasibility 
exercise to understand whether the site could be 
brought forward as a fully industrial scheme.
 
There are a number of constraints which would have 
to be considered in bringing forward such a proposal, 
including:
-	 The existing sewer running through the site
-	� Limits on building heights to prevent impact  

on neighbours, meaning the floor space would  
be restricted

-	� Restrictions on the types of industrial uses  
due to the potential for noise and fumes to  
affect neighbours

Taking these constraints into account, a fully industrial 
scheme could potentially come forward to provide:
-	 Approx. 3,773m² of industrial floor space
-	� 95 parking spaces and 6 dedicated HGV loading 

bays with access from Crane Road and Edwin Road

However, the main barrier to delivering a full industrial scheme like this is the 
impact on the local road network and the restricted access to the site. Once the 
significant amount of traffic generation is taken into account, it becomes clear this 
scheme is not deliverable or in accordance with National Planning Policy.

This quantum of industrial floorspace would also have a detrimental impact on the 
local highway network and create similar neighbourly issues to when the bakery 
was operational.

We have developed two further schemes which we are planning to take forward 
in discussions with the London Borough of Richmond upon Thames and welcome 
your views.

Feasibility plan for a fully industrial scheme 
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INDUSTRIAL-LED 
SCHEME

Key principles
-	� Deliver the maximum amount of high-quality 

industrial floor space without creating an adverse 
impact on highway safety or neighbouring 
residential amenity

-	� Create three character areas within the site – 
Riverside area, Mews Street and Industrial area

-	� Respond to the road’s existing industrial character 
by locating industrial floorspace on Edwin Road to 
facilitate easier HGV access

-	� Make best use of the remainder of the site by 
providing much needed new homes

This scheme comprises:
-	� 97 new homes, featuring 1, 2 and 3 bed houses and 

apartments, including accessible homes
-	� 20% affordable housing, comprising 13 shared 

ownership and 7 affordable rented homes
-	� 883m² high-quality industrial floor space  

(Use Class E) with an associated service yard, 
designed to meet market standards

-	� 83 car parking spaces, 1 car club space and 200 
cycle spaces

-	� 22 parking spaces and 12 cycle spaces for the 
industrial units

-	 4 loading bays to accommodate fixed axle HGVs

The height and massing of the residential properties 
is unchanged from the refused application.  As part 
of this application, officers supported the proposed 
height ranging from 2-5 storeys. 

Proposed site layout for the industrial-led scheme
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INDUSTRIAL-LED 
SCHEME

Improved landscaping is proposed along the riverside, 
including safeguarded land to facilitate the proposed 
pedestrian bridge across the River Crane to Mereway 
Nature Park (subject to funding and consultation with 
the Council).

Vehicle and pedestrian access for the residential 
properties will be from the existing access on Crane 
Road and from a relocated access on Edwin Road for 
the industrial space. Both access points will operate 
two-way for vehicles. There would be a route through 
the site for refuse vehicles only.

Highways and access arrangements for the industrial-led scheme
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INDUSTRIAL-LED SCHEME - KEY VIEWS

CGI view of the Riverside area from the proposed bridge over the River Crane (subject to funding)

CGI view of the proposed entrance to the Industrial area from Edwin Road

CGI view of the Mews Street

Aerial sketch view of the industrial-led scheme
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DESIGN OF THE INDUSTRIAL UNIT

The proposed industrial building in 
the southern area of the site has been 
designed to meet market requirements 
whilst also minimising impact on 
neighbouring properties. 

The building height is based on the 
massing of the refused scheme and 
allows for a mezzanine floor  
to accommodate administration or 
office space. 

The building could be occupied by a 
single tenant or split into up to 4 units.

Front elevation

Rear elevation

Ground floor plan - Industrial building First floor plan - Industrial building Roof plan - Industrial building

Side elevation

Side elevation
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RESIDENTIAL-LED 
SCHEME

Key principles
-	� Bring forward a residential-led development which is 

compatible with the surrounding area
-	� Same scale, design and massing as the previously 

refused scheme, which was supported by officers and 
responded to residents’ feedback

-	� Creation of a new residential street with through 
access for the whole community

-	� Opening this stretch of the River Crane to the public 
with a new riverside walk and play space for new 
residents and the wider community to enjoy

-	� Increased and policy compliant affordable housing 
provision

-	 Affordable workspace provided on Edwin Road

This scheme comprises:
-	� 116 new homes, featuring 1 to 4 bed homes 

including wheelchair accessible homes
-	� 50% affordable housing, comprising 11 shared 

ownership and 47 affordable rented homes
-	� 175m² high-quality affordable workspace, let at 

80% market rent and capable of supporting a range 
of uses such as local start-ups, a small independent 
business or co-working space. 

-	� 100 residential car parking spaces, 1 on street car club 
space, 1 workspace car parking space 

-	 232 cycle parking spaces

The layout will provide a one-way vehicle access 
through the development with access from Edwin Road 
and exit via Crane Road. This allows us to minimise 
the space required for vehicles through the site and 
maximise space for pedestrians.  All new residents 
will be unable to obtain a parking permit for CPZ WT. 
They will all initially be provided with free car club 
membership to reduce the need for them to keep 
private cars.  As a residential development, we believe 
these proposals will have a reduced impact on our 
immediate neighbours in comparison with the previous 
operations on the site or a future industrial use.

Affordable housing mix
A policy compliant level of affordable will be provided, comprising 50% affordable housing and including a range 
of housing sizes and types.

Affordable rent Shared ownership

1-bed 23 apartments 6 apartments

2-bed 16 apartments, 1 house 5 apartments

3-bed 5 houses, 2 apartments None

Proposed site layout for the residential-led scheme
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RESIDENTIAL-LED SCHEME - KEY VIEWS

CGI view of the Riverside area from the proposed bridge over the River Crane (subject to funding)

CGI view of the proposed entrance and affordable workspace on Edwin Road

CGI view of the Mews Street

Aerial sketch view of the residential-led scheme
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SUMMARY OF THE PROPOSED SCHEMES 

Proposed site layout of the industrial-led scheme Proposed site layout of the residential-led scheme

Industrial-led scheme Residential-led scheme

New homes 97 116

Affordable homes 20% 50%

Industrial or commercial space 883m² industrial space 
Use Class E(g)(iii) 

175m² affordable workspace
Use Class E

Parking 83 residential spaces
1 car club space

22 industrial spaces
4 HGV loading bays

100 residential spaces
1 car club space

1 accessible space for the workspace

Building height 2 to 5 storeys 2 to 5 storeys
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NEXT STEPS

Thank you for visiting our event to 
learn about the amended plans for 
the Greggs Bakery site.

We are planning to submit both of the schemes 
displayed today as separate planning applications  
to Richmond Council in April 2022. We would 
anticipate a decision on the applications towards the 
end of the summer.

Please let us know your feedback
You can take a feedback form away and return it by 
Freepost or scan the QR code to complete it using 
your smartphone.

All the information displayed at this event  
will be available to view online from  
Monday 21 March. Please visit  
www.londonsquaretwickenham.co.uk 

Our team
London Square 
Founded in 2010, London Square seeks to 
build high-quality residential-led, mixed-use 
developments to reflect the aspirations of 
the communities where we work and to bring 
major investment to the area.

London Square has a proven track record of 
delivering excellent quality homes across 
Richmond and Greater London.

Examples of our local developments:  
•	� The Star and Garter – the meticulous 

restoration and conversion of the Grade II 
listed landmark on Richmond Hill 

•	 Ancaster Gate, Richmond Hill
•	 Waldegrave Road, Teddington 

Assael Architecture 
Assael is an award-winning architectural 
practice of architects based in Putney, providing 
urban design, architectural and interior design 
services to a range of developers, investors and 
local authorities.

Assael specialises in residential-led design 
and is well known for its responsive approach 
to design particularly in challenging 
circumstances.

Examples of developments completed with 
London Square:
•	 Waldegrave Road, Teddington
•	 Rainsborough Square, Fulham
•	 Charter Square, Staines

CGI view of the proposed Mews houses

Scan this code with 
your smartphone to 
submit feedback 


