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Udney Park is a registered Asset of Community Value.
The Mayor of London said "It would be an absolute scandal and an cutrage i
Udney Park was lost.”

We must not allow in Teddington a precedent of private property developers
buying up public assets that were donated in good faith for amateur sport.

Publication Consultation — Local Plan — Representation Form
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Site reference

Use

Within a centre?

Other

SA3 Hampton Traffic
Unit, 60-68 Station
Road, Hampton

Business (B1),
employment
generating and
other commercial or

Hampton Village
Local Centre

The whole building
is a Building of
Townscape Merit
and should be

social and retained.
community
infrastructure uses.

SA4 Hampton Employment Out of centre If the site is declared

Delivery Office,
Rosehill, Hampton

generating or social
and community
infrastructure uses.
Residential uses may
also be appropriate
as part of a mixed
use scheme.

surplus to
requirements.

SAS5 Telephone
Exchange,
Teddington

Commercial/retail
on the ground floor
with some
employment
including B1 offices.
A mixed use scheme
with residential
could be considered.

Teddington District
Centre

If the site is declared
surplus to
requirements

SA6 Teddington
Delivery Office,

Commercial/retail
on ground floor with

Teddington District
Centre

If the site is declared
surplus to

Teddington some employment requirements
including B1 offices.
A mixed use scheme Retain the Building
with residential of Townscape Merit
could be considered.

SA11 Twickenham Employment, such Out of centre If part of the site is

Stadium, as offices or a declared surplus to

Twickenham

business park.
Mixed use scheme
with residential
could be considered.

requirements

SA13 Telephone
Exchange, Whitton

Employment
including B1 offices,
and social
infrastructure or
other main centre

Whitton District
Centre

If the site is declared
surplus to
requirements
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Flanning & Development

uses.

SA14 Kneller Hall,
Whitton

Residential,
employment
including B1 offices,
and employment
generating uses as
well as social
infrastructure.

Out of centre

If the site is declared
surplus to
requirements

SA19 Richmond
Station, Richmond

Retail, employment,
social infrastructure
and community
uses, residential.

Richmond Town
Centre

SA24 Stag Brewery,
Lower Richmond
Road, Mortlake

Educational,
residential,
employment
including B1 offices,
commercial,
community,
sports/leisure.

Out of centre

SA25 Mortlake and
Barnes Delivery
Office, Mortlake

Employment, retail.

Out of centre

If the site is declared
surplus to
requirements

SA27 Telephone
Exchange and 172-
176 Upper
Richmond Road
West, East Sheen

Employment,
commercial,
community, social
infrastructure

East Sheen District
Centre

If the site is declared
surplus to
requirements

Excludes SA1 where employment is limited to “local business uses” and SA2 which is specific

to “the island’s unique employment and business uses”.
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Figure 1: 3-33 King Street, Twickenham




Policy LP 8

Amenity and Living Conditions

All development will be required to protect the amenity and living conditions for occupants of
new, existing, adjoining and neighbouring properties. The Council will:

1.

ensure the design and layout of buildings enables good standards of daylight and
sunlight to be achieved in new development and in existing properties affected by new
development, where existing daylight and sunlight conditions are already substandard,
they should be improved where possible;

ensure there-isa-minimum-distance of 20 metres appropriate separation between main
facing windows of habitable rooms (this includes living rooms, bedrooms and kitchens
with a floor area of 13sq.m or more) to preserve the privacy of existing properties
affected by the new development;

ensure balconies does do not raise unacceptable overlooking or noise or disturbance to
nearby occupiers;

ensure that proposals are not visually intrusive or have an overbearing impact as a
result of their height, massing or siting, including through creating a sense of enclosure;
ensure there is no harm to the reasonable enjoyment of the use of buildings, gardens
and other spaces due to increases in traffic, servicing, parking, noise, light, disturbance,
air pollution, odours or vibration or local micro-climatic effects.

Applicants are expected to comply with the Council’s SPDs relating to design, including Village
Planning Guidance, SPDs on extensions, infill and backland developments, housing mix and
standards as well as residential development standards.




Policy LP 34

New Housing

A.
accordance with other Local Plan policies-The Rich‘mond Local Plan will provide for
20.940 new dwellings between 2013 and 2033, in accordance with the Strategic
Housing Market Assessment.

B.

existing centres in accordance with the ‘Strategic Vision'.

Area Wards Approx-Noof units

Richmond Ham, Petersham and 1000-1050
Richmond Riverside;
South Richmond; North
Richmond; Kew

Twickenham Twickenham Riverside; St | 4000-1050
Margrets and North
Twickenham; South
Twickenham; West

Twickenham
Teddington and the Hampton North; Hampton; | §50-700
Hamptons Fulwell and Hampton Hill;
Teddington; Hampton
Wick
East Sheen East Sheen; Mortlake and | 400-500

Barnes Common; Barnes

Whitton Whitton; Heathfield 100




OrigiralSuggested amended text
8.2.11

Adequately sized sites for new schools within the areas of the borough where additional
places are needed are extremely rare. The following sites are identified for educational
uses as part of this Local Plan:

Richmond College: provision of a new 5-form entry secondary school, a new special needs
school and replacement college

Stag Brewery, Mortlake: provision of a new 62-form of entry secendaryprimary school;

Ryde House, East Twickenham: provision of a new 2-form of entry primary school

Barnes Hospital, Barnes: provision of 2-form of entry primary school

13.1.7 A key challenge for this borough over the lifetime of this Plan will be the delivery of
sufficient school places to meet the needs of the existing and growing population.
Adequately sized sites for new schools within the borough are extremely rare. The Council
will work with partners, including the Education Funding Agency as well as educational
providers, to ensure the provision of the quantity and diversity of school places needed
within the borough. The Local Plan identifies the following sites for educational uses:

Richmond College, Twickenham: provision of a new 5-form entry secondary school, a new
special needs school and replacement college

Stag Brewery, Mortlake: provision of a new 62-form of entry seecendaryprimary school;
. . th f

Ryde House, East Twickenham: provision of a new 2-form of entry primary school

Barnes Hospital, Barnes: provision of 2-form of entry primary school

SA 24 Stag Brewery, Lower Richmond Road, Mortlake

The Council will support the comprehensive redevelopment of this site. An appropriate mix
of uses, particularly at ground floor levels, should deliver a new village heart and centre for
Mortlake. The provision of an on-site new 62-form entry seecendaryprimary school—plds
sixth-form, will be required. Appropriate uses, in addition to educational, include residential
(including affordable housing), employment (B uses), commercial such as retail and other
employment generating uses, health facilities, community and social infrastructure facilities
(such as a museum), river-related uses as well as sport and leisure uses, including the
retention andlerreprovisionand upgrading of the playing field. The Council will expect the
provision of high quality open spaces and public realm, including links through the site to
integrate the development into the surrounding area as well as a new publicly accessible
green space link to the riverside.



. The Council has produced and adopted a development brief in 2011 for this site,
which sets out the vision for redevelopment and provides further guidance on the site’s
characteristics, constraints, land use and development opportunities.

. The brewery operations on this site have ceased at the end of 2015; the site has
been marketed and sold.

. There is a need to create a new village heart and centre for Mortlake, which should
add to the viability and vitality of this area, for both existing as well as new communities.

. There is a clear need for a new 6-form-of-entrr-secendaryprimary school—plus—a
chetb-lfomas in this area—c—coeonintho-Connellle School Plocn Dlomnine Shenlocey
Therefore, the Council expects any redevelopment proposal to allow for the provision of
this school.

. Whilst this site is not located within a main centre, it falls within the Mortlake Area
of Mixed Use. Therefore, it is expected that this site will provide a substantial mix of
employment uses (B uses), including lower cost units suitable for small businesses,
creative industries and scientific and technical businesses including green technology.
Other employment generating uses will also be supported.

. Retail and other commercial uses, such as cafés and restaurants, will add to the
vibrancy of the new centre as well as contributing to the provision of important local
employment opportunities.

. Incorporating a mix of uses, including social infrastructure and community as well
as leisure, sport and health uses, and attractive frontages would contribute to creating an
inviting and vibrant new centre.

. The provision of residential uses (including affordable housing), will ensure that the
new village heart becomes a vibrant centre for new communities.

. The site is partially within the Mortlake Conservation Area. The existing Buildings of
Townscape Merit should be retained; the reuse of these historic buildings offers an
excellent opportunity to ensure the site incorporates and promotes a cultural and historic
legacy, for example by providing an on-site museum. Any development should respond
positively to the Conservation Area, including the setting of the listed buildings (Grade 1)
to the north of the site.

. Links through the site, including a new green space and high quality public realm
link between the River and Mortlake Green, provides the opportunity to integrate the
development and new communities with the existing Mortlake community.

. There may be an opportunity to relocate the bus stopping / turning facility from
Avondale Road Bus station to this site. The Council will expect the developer to work
together with relevant partners, including Transport for London, to ensure that where
possible improvements to public transport facilities can be secured as part of any
development proposal.

. Guidance on design and local character for the area is also set out in the Mortlake
Village Planning Guidance SPD.
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1 INTRODUCTION AND
BACKGROUND

Colliers International is instructed by Greggs PLC (hereafter “Greggs”) to make
representations on their behalf in respect of the Publication Local Plan
consultation document. This work has been supported by Landmark Chambers.

These representations are therefore intended to summarise Greggs current
position, but also to signpost issues of particular concern which Colliers
International and Landmark Chambers wish to explore in greater detail at the
Examination in Public.

The representations comment specifically on issues of legal and procedural
compliance, primarily the “soundness” of the Plan and the “Duty to Co-operate”.
They should be read in conjunction with responses made by Greggs to previous
draft development plan consultations, which are summarised in the table below.

Call for Sites January 2013
Site Allocations Plan DPD November 2013
Scoping Consultation April 2016
Pre-Publication Local Plan August 2016

Copies of each consultation response are appended to these representations
for reference purposes. Specific reference is made to each in the context of the
Plan’s soundness at the appropriate point.

Greggs have an interest in the Plan as the freehold owner of land at Gould
Road, Twickenham. The property does not possess the requisite fithess for
purpose and this could not be resolved through an application to redevelop the
site in accordance with policy. The adopted and emerging policies are self-
contradictory to the extent that Greggs have shown a redevelopment would
result in a loss of floorspace in order to address highways and amenity issues.

LONDON WEST END 5 of 28
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These representations relate specifically to the land in question at Gould Road.
They have regard to both the proposed allocation of this for employment
purposes within the ‘West Twickenham cluster (including Greggs Bakery and
surroundings), Twickenham’ and the extent to which the text of draft Policy
LP42 would apply in consideration of its future.

For the avoidance of doubt, Greggs strongly objects to the Borough’s
proposal to allocate their site as ‘Locally Important Industrial Land’.
Greggs also object to the proposed wording of draft Policy LP42.

Greggs consider that the draft plan has not been positively prepared and
is unsound. It lacks soundness because it is not justified, effective or
consistent with national policy. Greggs also consider that the draft plan
is inconsistent with the London Plan.

6 of 28
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2 SOUNDNESS

The NPPF sets out at paragraph 182 that Local Plans will be examined by an
independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural
requirements, and whether it is sound. The Examination in Public is the next
step in this instance. Greggs are mindful that a local planning authority should
submit a plan for examination which it considers is “sound” — namely that it is:

e Positively Prepared: The plan should be prepared based on a strategy
which seeks to meet objectively assessed development and
infrastructure requirements, including unmet requirements from
neighbouring authorities where it is reasonable to do so and consistent
with achieving sustainable development;

e Justified: The plan should be the most appropriate strategy, when
considered against the reasonable alternatives, based on proportionate
evidence;

o Effective: The plan should be deliverable over its period and based on
effective joint working on cross-boundary strategic priorities, and;

e Consistent with national policy: The plan should enable the delivery
of sustainable development in accordance with the policies of the
framework.

Which of the soundness criteria does the Local Plan fail to meet?

Greggs consider that, a result of the approach set out at Policy LP42 “Industrial
Land and Business Parks”, the Publication Local Plan does not meet any of the
four soundness criteria set out by the NPPF.

We do not consider that the Publication Local Plan has been positively prepared
as the thrust of the strategic vision and objectives has not been reflected by
Policy LP42 “Industrial Land and Business Parks”, which sets out an overly
restrictive and inflexible approach.

The approach to industrial land in the borough is not justified as it does not
represent the most appropriate strategy for delivering new jobs in the borough
and is not based on proportionate evidence.

It has also been demonstrated in previous representations that the allocation of
the site for industrial use is unlikely to be effective, as the site is significantly
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constrained, with limited prospects of any new purpose built accommodation
being delivered.

We also consider that, as currently drafted, the proposed Policy LP42 results in
the Publication Local Plan being unsound as it is in conflict with paragraphs 22
and 161 of the National Planning Policy Framework (NPPF). In this respect, the
Publication Local Plan is not consistent with national policy.

Further detail demonstrating that the Publication Local Plan does not meet the
tests of soundness outlined in the NPPF is set out in Section 3. Greggs also
consider that the approach set out by Policy LP42 is inconsistent with the
London Plan. Further justification in this respect is set out at Section 4.

Why does it fail?

The allocation of the Greggs site for industrial use and the restrictive nature of
Policy LP42 does not provide the flexibility or positive approach to plan-making
that is required by the NPPF and London Plan.

Greggs have previously submitted evidence which demonstrates that the site is
no longer appropriate for industrial uses. A site plan showing a policy-compliant
industrial redevelopment is included at Appendix 1. This accommodates all
vehicles on site, as would be required by the emerging Controlled Parking Zone.
It shows that less floorspace and fewer jobs would be achievable. To this extent
it is clear that draft Policy LP42 could not be successfully applied as currently
proposed in terms of either its text or the proposed allocation.

The unrestricted industrial use of the site is incompatible with the surrounding
area and it is unlikely that a developer could viably re-provide improved
accommodation in the context of those policies set out within the adopted and
emerging plan. Evidence relating to the viability of industrial redevelopment is
included at Appendix 2.

This is not to suggest that some employment uses could not be accommodated,
but that alternative employment uses would be more appropriate and could
better contribute to the Borough’s needs.

In this respect the allocation of the site for a mixed-use residential-led
development, in-line with the draft policy set out in earlier drafts of the Site
Allocations Plan (2013) is considered a more appropriate use of the site.

LONDON WEST END 8 of 28
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How can the Plan be made sound?

The following could be undertaken:

1. Reallocate the Greggs site for a residential-led mixed use scheme; if,
without prejudice, this is not achieved, then we would suggest the
following:

2. Remove the “West Twickenham Cluster” from the list of areas identified
as “locally important industrial land and business parks”

Separately, amendments should be made to Policy LP42. These include the
following:

¢ Therequirement for two years of marketing evidence to be provided
in order to justify the loss of industrial land should be amended to
one year. The requirement for marketing evidence should be
removed entirely where it can be demonstrated that the site cannot
viably be bought forward for the identified use.

e The quality and fitness for purpose of sites and accessibility to the
strategic road network should be included as criteria to be taken
into account when assessing if sites are suitable for continued
industrial use. This is in keeping with the criteria set out in the
London Plan.

e The restrictive approach to the loss of industrial floorspace should
be revised to include consideration of employment capacity.
Wording should be amended to resist either floorspace or jobs. This
approach should also be followed at Policy LP40.

Full justification for the proposed amendments is set out in the following
sections.

LONDON WEST END 9 of 28
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3 NPPF TESTS

3.1  POSITIVELY PREPARED

The NPPF requires Local Plans to be positively prepared. The draft plan,
however, contains an obvious disconnect between the strategic priorities and
the detailed policies set out in the Publication Local Plan.

The Publication Local Plan outlines the key issues facing the borough and sets
out the strategic vision and objectives for the plan period. These are wide
ranging and include a number that are relevant to the Greggs site.

It is particularly notable that the strategic vision of the Local Plan seeks to
safeguard the residential quality of life and confirms that the amenity of
residents and local neighbourhoods will be protected and action taken on
environmental issues and pollution. At present, however, the industrial use of
the Greggs site has a significant adverse effect on the amenity of local
residents, which is likely to continue if the allocation of the site for industrial use
is taken forward. The existing units benefit from an unrestricted permission
which enables 24 hour working, with associated servicing. Amenity is impacted
by noise, smells and traffic. Further detail regarding this has been set out in
representations submitted to previous consultation exercises. See particularly
appendices 3, 4 and 5.

The Publication Local Plan also sets out strategic objectives, which cover a
number of issues, including employment. In particular, the Council seek to
protect and encourage land for employment use, ‘particularly small and
medium-sized enterprises and creative industries to grow the employment base
of the borough” (page 17). The borough previously identified in the Site
Allocations Plan DPD that the site was suitable for start-up and small scale
business uses. This approach therefore sought to promote the strategic
objectives for the borough through the proposed allocation. However, Policy
LP42 designates the Greggs site as “locally important industrial land” and seeks
to resist the loss of industrial floorspace unless full, on-site replacement
floorspace is provided.

The general protection of the site for industrial use does nothing to encourage
SMEs or start-up businesses and does not therefore support the borough’s
current or future employment needs. Nor is the same amount of floorspace
achievable under current policy through a new application. This was made clear
previously in Greggs representations to the Pre-Publication Local Plan
consultation.
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Specialist advice provided by Steve Mitchell (Director, Colliers Industrial and
Logistics Agency) was submitted to the Pre-Publication Local Plan consultation
and this is included at Appendix 2. This confirms that, due to a number of site-
specific constraints the site would be unattractive to the vast majority of
industrial investors. This view has been informed by feasibility work undertaken
in conjunction with ACG architects, which explored industrial redevelopment
options for the site. This exercise demonstrated that, due to the site’s
constraints, an industrial redevelopment scheme would provide less floorspace
and would be likely to result in a reduction in the number of jobs.

Greggs have also made available an indicative scheme for the residential-led
redevelopment of the site. This is included at Appendix 6. It shows, conversely,
that a residential-led redevelopment scheme incorporating B1 uses would
enable a similar number of jobs to be maintained on the site to those which are
associated with the existing bakery by increasing the employment density of the
space provided.

It is not clear to Colliers International or Landmark Chambers that this
information has been considered by the Council in drafting the Publication Local
Plan. There is a lack of transparency in this regard.

Greggs is of the opinion that it is evident the protection of the site for industrial
use is inconsistent with the thrust of the overall vision and objectives of the
Publication Local Plan, both in terms of the adverse impact on residential
amenity and the missed opportunity to provide a location for small/medium
businesses and start-ups.

Greggs is of the opinion that, in order to ensure the plan is positively prepared,
itis necessary for Policy LP42 to reflect the criteria set out at London Plan Policy
4.4. This is discussed further at section four. However, in summary, the quality
and fitness for purpose of sites should also be used as criteria against which
proposals for the redevelopment of industrial sites is assessed.

We are also of the opinion that the requirement for sites to be marketed for two
years in order for industrial space to be released for other uses is too
prescriptive and unjustifiable. This approach will hold up the release of
appropriate sites. It does not therefore accord with paragraph 22 of the NPPF
which seeks to avoid the long-term protection of industrial sites where there is
no reasonable prospect of the site being used for this purpose. We therefore
consider that Policy LP42 and the associated Appendix 5 are amended to
require sites to be marketed for a period of one year.

LONDON WEST END 11 of 28
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32 JUSTIFIED

In order to be justified, the NPPF requires Local Plans to set out the most
appropriate strategy when considered against the reasonable alternatives. The
London Plan states at Policy 4.4 that where appropriate due to the
environmental and transport restrictions of a site, existing industrial sites should
be released and new industrial allocations should be located in areas that do
not have sensitive neighbours (such as residential uses) and are close to a main
road.

Addressing employment needs requires a spatial and Borough-wide approach
rather than reactive safeguarding of existing stock. There are other sites within
the Borough which would be better suited to allocation for industrial uses than
the property at Gould Road. Other large sites currently proposed as
redevelopment allocations in the Publication Local Plan include those such as
SA21 Sainsbury’s, Lower Richmond Road, Richmond and SA28 Barnes
Hospital, East Sheen. These better meet the objectives of the London Plan.
They should also be considered for industrial uses and allocated accordingly
instead of Greggs’ property.

The Employment Land Review (ELR) undertaken by Peter Brett Associates in
December 2016 and the “Assessment of Light Industrial and Storage Stock in
Richmond upon Thames 2016”, produced by the Council, form the evidence
base for the employment policies set out in the Publication Local Plan. The
Council's Assessment appraises specific clusters and sites, and includes a
review of the West Twickenham Cluster, which includes the Greggs site. This
identifies a number of issues which demonstrate the site is unsuitable for
continued industrial use.

The ELR assessment of the site confirms that access is “poor for Bakery lorries
as they are in conflict with other road users until they access the main road”. In
assessing the quality of environment, the ELR notes that the “site is enclosed
by residential streets with no room for expansion. The roads are too narrow
once cars are parked on both sides for lorries to turn in one go”. The
Assessment also notes that the entrance to the bakery is unsuitable. The ELR
also notes the condition of the building as being ‘fair’. This implies that they are
not worthy of protection “generally, those properties defined as “good” or *high”
quality were considered as worthy of protection as were modern buildings and
good quality period properties.”

Despite identifying a number of problems with the site, the ELR concludes that
the site should be protected for industrial use as it is a long standing
employment area. This is a fundamental flaw in the approach to allocating land
for development. To protect all existing industrial locations in this way is
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simplistic. It does not reflect an informed approach to plan-making and is
inherently unsustainable.

An additional concern in this respect is the clear lack of consistency in the
approach to site allocation undertaken by the Council. There are, for example,
sites which have very similar topographical characteristics to those at Gould
Road but which are proposed for release.

This is particularly evident when a comparison is made between the Greggs site
and “SA27 Telephone Exchange and 172-176 Upper Richmond Road West,
East Sheen”. In very simple terms, Site SA27 also includes existing employment
uses and is surrounded by terraced housing to the east and west. These sites
are shown on the Publication Local Plan extracts below and overleaf.

1omn copyright, AL rights reserved. 100016441 [2016]
andon Borough of Richmond upon Thames

SA 27 Telephone Exchange and 172-176 Upper Richmond Road West, East
Sheen
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Despite the clear comparison which can be made between the two sites, the
draft SA27 allocation allows for a much greater level of flexibility in terms of its
future uses. It indicates that a mixed use scheme with housing could be
considered. No evidence is provided by the Council to demonstrate why the
Telephone Exchange site has been approached in an inconsistent manner to
that at Gould Road. There is therefore a lack of transparency and inconsistency
of approach. This is not justified.

Greggs is of the view that the rationale used by the Council to protect the
Greggs site for industrial use (it is a “long standing employment area”) could
equally be applied to the Telephone Exchange site, or vice versa.

The Publication Local Plan also identifies a number of other commercial sites
that have been declared surplus to operational requirements and are being
proposed for mixed use allocation to incorporate an element of residential use.
These sites include a number of other telephone exchanges and Royal Mail
delivery offices in Hampton, Teddington and Whitton (Site Allocation references
SA4, SA5, SA6 and SA13). All of these sites are located in heavily residential
areas surrounded by high density terraced housing. They would appear to suffer
from similar access and amenity constraints as the Greggs site. Yet here again
the Council is taking a different approach, further demonstrating a lack of
consistency in terms of plan-making.

Greggs are eager to stress that this is despite these issues being identified in
the NLP Employment Land Assessment provided previously in the
representations (at Appendix 3) which were submitted to the Pre-Publication
Local Plan consultation.
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On the basis of the information set out above, we consider that the approach to
site allocation employed by the Council is inconsistent and unclear. The Council
has failed to provide a robust evidence base and transparent rationale for
allocating sites in the Publication Local Plan and we do not consider that all
reasonable alternatives have been reviewed. The plan does not therefore
provide an appropriate strategy and should therefore be considered unsound.

3.3 EFFECTIVE

In order to ensure that the strategic objectives are delivered in the plan period,
there is a need for the development management and site allocation policies to
take a pragmatic approach to the redevelopment of existing sites. If this is not
done, then the prospects of development coming forward on allocated sites are
greatly reduced, resulting in the plan being ineffective.

The proposed safeguarding of existing industrial and office accommodation
solely for employment uses, and the viability issues associated with this
approach, means that it is unlikely that any new purpose built accommodation
will come forward on the Greggs site over the plan period. It is therefore unlikely
that the Publication Local Plan strategic objectives will be realised.

In the event that the Greggs site were allocated for a mixed-use development,
the introduction of residential use on the site would allow for cross-subsidised
affordable workspace for start-up and local businesses which would be unviable
to bring forward on their own. This approach could enable a similar level of
employment to that which an industrial unit could accommodate, in a manner
more in keeping with the surrounding area and better suited to meeting local
needs. It would therefore be a better reflection of the strategic vision and
objectives of the Publication Local Plan and be more likely to deliver the type of
employment uses that the Council identify as required to meet people’s needs.

34  CONSISTENT WITH NATIONAL POLICY

In order to be considered sound, the plan should enable the delivery of
sustainable development in accordance with the policies of the NPPF. We do
not consider that the Publication Local Plan is in accordance with the policies
set out at paragraphs 22, 158 and 161 of the NPPF. Further detail in this respect
is provided below and overleaf.
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NPPF — Paragraph 22

The NPPF makes clear that “planning policies should avoid the long term
protection of sites allocated for employment use where there is no reasonable
prospect of a site being used for this purpose” (paragraph 22). As set out in the
previous sections and representations to earlier Local Plan consultation
exercises, it has been demonstrated that the site is unsuitable for continued
industrial use. In particular, and as set out previously, specialist advice was
provided by Steve Mitchell (Director, Colliers Industrial and Logistics Agency)
at Appendix 6 of the submission to the Pre-Publication Local Plan consultation.
This is re-provided at Appendix 2 of these representations. This confirmed that,
due to a number of site-specific constraints, the site would be unattractive to
industrial occupiers. It is evident that, in allocating the Greggs site for industrial
use, the Council have not taken this evidence, or paragraph 22 of the NPPF,
into account. Issues which relate to highways and noise have also been made
clear, with evidence of this at in the Pre-Publication representations at Appendix
3.

The Council has itself confirmed through the Publication Local Plan strategic
vision and objectives, that the priority for employment in the borough is the
provision of small / medium sized units, start-up and incubator units and flexible
employment floorspace. The long-term protection of the Greggs site for
industrial use would not achieve these objectives despite evidence provided by
Greggs making clear that this would in fact be the most appropriate form of
employment use to accommodate on the site in the future.

NPPF — Paragraph 47

The NPPF requires local planning authorities to identify and update annually a
supply of specific deliverable sites sufficient to provide five years’ worth of
housing requirements with an additional buffer of 5% to ensure choice and
competition in the market for land. The housing land supply for the Borough is
dependent on a small number of large key sites being developed. This
introduces a significant amount of risk to the validity of the Borough'’s five year
housing land supply.

Greggs is of the opinion that the delivery of housing should be monitored closely
to ensure an adequate supply is maintained. If it is not, an appeal could be made
at sites with the capacity to provide housing within the Borough under
Paragraph 14 of the NPPF. This would threaten the ability of the emerging plan
to be successfully applied.
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NPPF — Paragraph 158

Paragraph 158 of the NPPF requires each local planning authority to ensure
that the Local Plan is based on adequate, up-to-date and relevant evidence
about the economic, social and environmental characteristics and prospects of
the area.

We consider that the “Assessment of Light Industrial and Storage Stock in
Richmond upon Thames 2016” and Employment Land Study (2016), which
forms part of the Publication Local Plan evidence base, is inadequate as it does
not take into account the evidence provided by Greggs through previous
representations. Greggs is of the opinion that doing this would have allowed the
Council to undertake a more holistic assessment of the site, and would have
reinforced that the site is unsuitable for continued industrial use.

NPPF — Paragraph 161

Publication Local Plan Policy LP42 also fails to meet paragraph 161 of the
NPPF which requires local planning authorities to use an evidence base to
assess the existing and future supply of land available for economic
development and its sufficiency and suitability to meet identified needs.

The “Assessment of Light Industrial and Storage Stock in Richmond upon
Thames 2016”, does not consider the site suitable for continued industrial use
when assessed against a number of criteria. However, the Council has resolved
to allocate the site on the basis that it is a “long-standing employment area”. It
appears that this recommendation has been reached not through an
assessment of suitability, but through a desire to introduce the long-term
protection of the site for industrial use which paragraph 22 of the NPPF seeks
to avoid.
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4 CONSISTENCY WITH THE
LONDON PLAN

In addition to the four tests of soundness set out in the NPPF and considered
in previous sections, it is also necessary for the London boroughs to ensure that
Local Plans are in accordance with the London Plan. Indeed, for many London
Plan policies, clear guidance is provided on the issues that local authorities
should take into account when preparing Local Plans.

As set out previously, the Publication Local Plan strategy seeks to protect and
maintain its employment base, and enhance it through new provision to
accommodate the expected job growth. The spatial strategy prescribes that the
London Plan requires a ‘restrictive’ approach towards the transfer of industrial
land to other uses and this should be adopted in the Borough. It outlines that
this means that a cautious approach should be taken to releasing industrial land
for other uses.

Greggs is of the opinion that the Borough has fundamentally misunderstood the
requirements of the London Plan in this regard. The London Plan requirement
is for locally significant industrial sites to be designated on the basis of robust
evidence demonstrating their particular importance for local industrial type
functions to justify strategic recognition and protection, which is clearly not the
case in this instance.

The London Plan, at Policy 4.4 “Managing Industrial Land and Premises”, sets
out a variety of criteria to be taken account of when preparing Local Plans. In
particular, the policy requires local planning authorities to take account of a
range of factors when demonstrating how the stock of industrial sites in the
borough will be planned and managed. This includes elements such as the
quality and fitness for purpose of sites (criteria €) and accessibility to the
strategic road network (criteria f). This has not been reflected in the draft policy.

Moreover, there is a lack of transparency in terms of how these criteria have
been applied to the proposed site allocations. As set out in section three, the
Publication Local Plan identifies a number of other commercial sites that have
been declared surplus to operational requirements and are being proposed for
mixed use allocations to incorporate an element of residential use. However,
they would appear to suffer from similar access and amenity constraints as the
Greggs site. The Transport Assessment and Noise Assessment submitted to
the Pre-Publication Local Plan consultation provide detailed analyses of these
amenity constraints, but have not been considered by the Council. This
information is contained at Appendix 3.
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Further to this, the supporting text of London Plan Policy 4.4 provides guidance
on the designation of industrial sites. In particular, boroughs are required to
make explicit in DPDs the types of uses considered appropriate in locally
significant industrial sites and distinguish these from more local industrial areas
(para 4.10). The Publication Local Plan does not designate any strategic
industrial sites or locally significant industrial sites, so it is assumed that the
“locally important industrial land” identified by the Council is protected to a
lesser degree. The correct approach should be adopted and this matter
clarified.
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5 CONCLUSION

Greggs is of the view that the Publication Local Plan does not meet the
soundness criteria set out by the NPPF. In this respect, the Publication Local
Plan is not positively prepared, justified, effective or consistent with national
policy. It should not therefore be adopted without amendments to address this.

Greggs has previously made clear that the site at Gould Road is no longer
appropriate for industrial uses. They have also demonstrated that an industrial
redevelopment which accorded with policy is not deliverable. Conversely,
Greggs have provided evidence which makes clear that the same number of
jobs as currently exist could be achieved in a form of employment provision
which better meets the Borough'’s vision and needs as part of a residential-led
mixed-use scheme.

The allocation of the Greggs site for industrial use is in complete contradiction
to the evidence which has been provided. The wording of draft Policy LP42 is
also inconsistent with the London Plan and does not provide the flexibility or
positive approach required by the NPPF. The draft should not therefore be
adopted without amendments to address this.

For the avoidance of doubt, Greggs strongly objects to the current policy
approach and proposed allocation.
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19" August 2016

Ashley Ritchie

Fernwood House,

Clayton Road,

Jesmond,

Newcastle upon Tyne .
NE2 1TL.

Dear Ashley,
GREGGS BAKERY, GOULD ROAD, TWICKENHAM TW2 6RT

| write further to your request to update my letter of 7t" March 2016 in light of the recent report
prepared by NLP. | can therefore confirm that we have reviewed the Employment Assessment
Report undertaken by NLP in relation to your redundant and surplus site at Gould Road. Having
done so, we consider the market commentary contained within the report to be correct. There is
certainly good demand for industrial stock within the Borough of Richmond, by virtue of it being in
limited supply. As such, there is a good case to support further industrial development in the
wider Twickenham area.

However, | must stress that this does not change the nature of our previous advice. The problem
is that the strong local market does not, in itself, improve the saleability of the site to an industrial
investor or developer. This is because of the same site-specific constraints which we have raised
as a concern with you previously. The rental values we see when reviewing the latest comparable
evidence and considering these against the site constraints (shape, neighbouring uses and lack
of frontage) make it unattractive to the majority of the market.

The local road network makes it difficult for HGV's to access the site without traffic conflicts
occurring. Proximity to nearby residential properties are also likely to attract complaints from
members of the public relating to noise, light and smells. Not only would these issues affect a
potential occupier, as they have done Greggs historically, but they would also comprise
significant barriers for a developer if the site was brought to market as an industrial
redevelopment opportunity. In general terms the market demand in LB Richmond suggests this
would be achievable, but the individual site characteristics does not provide this opportunity.

Calliers International is the licensed trading name of Colliers International Business Space UK LLP which is a limited liability
partnership registered in England and Wales with registered number OC391631. Our registered office is at 50 George Street,
London W1U 7GA.
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In order to ensure that our advice to you is robust, we have also revisited the feasibility work
which we undertook in conjunction with your architect, ACG, to explore industrial redevelopment
options for the site earlier this year. Our view remains that the Local Planning Authority would be
likely to significantly restrict the amount of industrial development that could be achieved as part
of a new-build scheme in order to avoid the historic and current conflicts which arise by virtue of
its location and changes in parking policy (such as the proposed CPZ). It is also likely that there
will be restrictions on hours of use, anything less than a 24-hour operation allowance will deter
developers from the outset as this is becoming a minimum requirement and would have an
impact on any potential pre-let activity. As before, we consider this would result in a smaller
scheme with more restrictions over its use.

You should be aware that we have given this matter serious consideration. We are exceptionally
active in the industrial market and have a market-leading position amongst other agents. We
have had informal conversations with our developer clients and have used these to prepare
various development appraisals analysing the site’'s redevelopment potential as an industrial
location. Unfortunately, unlike other sites which we understand the LB Richmond is seeking to
allocate as part of its current review, the amount of industrial floor space that could be
accommodated on the site when considering a small industrial scheme means it is far less
feasible here than elsewhere.

This is not to say that an industrial scheme at the site could not be profitable through various
appraisals which may or may not be accepted by the LB Richmond's planners. However, the
amount of developer profit (c.£1.1m) we believe is too small to attract the vast majority of
industrial investors active in the market due to the considerable site constraints and hurdles which
would be required to overcome and also considering that our appraisals are highly assumptive.

We should also note that in order to calculate this level of profit, we have made a series of
assumptions which include a contingency fee (5%) and no cost whatsoever for land remediation.
This is a significant risk as the historic industrial use of the property (not least that it currently
contains a large amount of asbestos) could mean that the decontamination costs are high. It is
our view that any prospective purchaser in the current market conditions would be those that
assume they could secure a residential permission in order to mitigate these risks which have the
potential to completely erode any profit.

| trust this provides a satisfactory clarification of the site's prospects as an industrial location in the
current market and would be pleased to discuss any element with you further as required.

Yours sincere

&
Steven Mitchell
DIRECTOR | INDUSTRIAL AND LOGISTICS
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INTRODUCTION AND
BACKGROUND

Colliers International, on behalf of our client Greggs PLC, are instructed to comment
on the Pre-Publication Local Plan consultation document.

This report follows comments made to the previous emerging development plan
consultation exercises, reiterating and expanding upon the points made. The
previous representations were made after the consultation deadline as notification
of the consultation exercise was not received, this is despite representations on all
other relevant consultation exercises having me made to the Borough and contact
details provided.

Greggs PLC (hereafter ‘Greggs’) own the freehold to land at Gould Road,
Twickenham. We wish to comment specifically in relation to the proposed
employment allocation for the ‘West Twickenham cluster (including Greggs Bakery
and surroundings), Twickenham’. In particular, whilst some employment uses might
be achievable, Greggs strongly objects to the Borough’s proposal to allocate their
site for ‘Locally important industrial land’. It considered the proposed designation to
be unsound as it is not justified, effective or consistent with national policy.

Greggs has operated a bakery from the site since the business took control of it as
part of a larger property acquisition in 1994. Throughout this period it has proven
problematic from an operational and asset management perspective, resulting in the
business beginning a search for alternative premises in the late 1990s as the site
was considered unfit for purpose, but has been continuous and on-going. The
business imperative to date has therefore been to operate the unit, albeit
unsatisfactorily and inefficiently, trying to maintain sometime fractious relationships
with neighbours for as long as possible until a replacement can be found. The
building contains asbestos and has reached the end of its useful life.

The operational nature of the business has also changed over time. In addition to
the premises being unfit for purpose, the company has recently made a strategic
decision to move from operating smaller decentralised bakeries and will centralise
production in larger, more suitable premises, over the next few years. As a result a
decision was made by Greggs early in 2016 to consult with its employees on the
closure of the Twickenham bakery and the relocation of production and distribution
to Enfield by the end of this year.

Greggs are nonetheless committed to securing the best long-term use for the site
and are therefore eager to engage with the Borough as to its future.
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SITE CONTEXT

The site is located on Gould Road in Twickenham and comprises an inverse ‘L’
shape that extends to 1.1 ha. The extent of Greggs landholdings is shown in the site
location plan included at Appendix One. The site is located to the north-east of the
centre of Twickenham, in a predominantly residential area. The surrounding streets
are characterised by two storey Victorian terraced housing. The site currently
comprises industrial buildings which house production facilities for Greggs and which
fall within a B2 Use Class. To the north, the site is bounded by the river Crane and
the railway line. Access to the site is through two vehicular accesses; one on Edwin
Road and the other on Gould Road. The site is not currently allocated for any
particular uses.

Greggs have owned the site since 1994, when they took ownership of the property
as part of a much larger property portfolio purchase. They would not have acquired
the site as a standalone proposition and since incorporating it into their business the
property has been blighted by the substandard quality of existing accommodation;
including, for example, the discovery of asbestos upon occupation. The result has
been that the business has been incurring an on-going and unsustainable cost of
maintenance. In addition to problems with the building fabric, the physical constraints
of the site (not least relating to transport and noise), have been continually
problematic. The physical and financial constraints of the site were such that Greggs
began the search for alternative premises in the late 1990s, including a discussion
with the London Borough of Richmond in 2001. The purpose of this engagement
with the Borough was to seek support for the identification of an alternative five acre
site.

Greggs failed to identify a suitable replacement site but the firm has maintained a
watching brief for alternative premises, the site’s problems have persisted, with
Greggs needing to address significant management issues. As the enclosed
Guardian article shows (Appendix Two), this includes various well-reported
negative impacts on the amenity of nearby residents. Typical conflicts with
residents relate to damage done to parked vehicles, highways blockages (from
both deliveries and staff parking) and the emission of noise, light and odour. The
firm has also received complaints about the littering of surrounding streets, such as
cigarette butts and coffee cups, by factory staff.

Greggs has made an exceptional amount of effort to address these concerns, in
partnership with the local community, committing considerable financial resource to
the site’s management in the process. Yet, in addition to the property’s physical
shortcomings, unavoidable conflicts still occur with local residents. Greggs is
therefore of the opinion that the long-term industrial operation of the site is
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unacceptable from both a business and community perspective. The future
approach should not therefore include any industrial uses.
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3 PREVIOUS CONSULTATIONS

Colliers International and an associated team of consultants have been
working on behalf of Greggs Plc to secure a future use for the site following
the planned closure of the site at the end of 2016. Representations to
relevant emerging development plan consultation exercises are set out
below:

31  SITEALLOCATIONS PLAN DPD

The Borough previously identified the land as part of a wider potential allocation
when, in late 2013, it sought comments on a draft Site Allocations Plan. This
document sought to allocate the Greggs site and adjoining land as the ‘West
Twickenham cluster, Twickenham’ as outlined below and overleaf.

TW 11 West Twickenham cluster, Twickenham

Proposal

Mixed residential, start up and small scale hybrid business space and / or
primary school. Proposed Designation as key employment site

Justification

Mixed uses, retaining levels of employment for start up / creative workshops
and small scale business uses. Possibly primary school on part of site.
Residential to include appropriate amounts of affordable housing. Access
arrangements to be carefully designed to be commensurate with the road
network.
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Proposal Site TW 11 West Twickenham cluster, Twickenham

Colliers International submitted representations on behalf of Greggs in November
2013. These supported the allocation of the site and wider area for a residential-led
mixed-use development. However, they also highlighted that the reference in the
policy text to a ‘Proposed Designation as key employment site’ was misguided.
Greggs were aware at this stage that the site was not suitable for continued
employment purposes due to the sites constraints and this was made clear. This
remains the case and influenced the decision to cease manufacturing at the

property.

LOCAL PLAN REVIEW (2016)

In 2015, LB Richmond decided against progressing the Site Allocations Plan DPD
and revised the Local Development Scheme to include a review of the adopted
development plan policies and the Draft Site Allocations Plan DPD in order to form
a new consolidated Local Plan. An informal Scoping Consultation was undertaken
in January 2016 and identified a number of sites that were considered necessary to
deliver the Borough'’s spatial strategy. The Greggs site remained included as part of
the ‘West Twickenham cluster’. However, the allocation was identified as a site
suitable for ‘important industrial estates, business parks, creative industries and
other key employment facilities’. The site boundary was also amended, now
including land to the south and excluding land to the east. The accompanying text
makes no reference to any mix of uses. This is despite Greggs controlling the
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majority of the land and making clear previously that there was little long-term
opportunity for industrial uses.

« West Twickenham cluster (including Gregg'’s Bakery and surroundings),
Twickenham
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RESPONSE TO PRE-
PUBLICATION LOCAL PLAN
CONSULTATION DOCUMENT

The Pre-Publication Local Plan (hereafter ‘Draft Local Plan) was issued for
consultation in July 2016. Greggs welcomes the opportunity to comment on this
document and wishes to specifically comment on the following sections of the Draft
Local Plan consultation document:

CHAPTER 2 - STRATEGIC CONTEXT, VISION AND
OBJECTIVES

This section sets out the strategic planning framework for the borough for the next
15 years. Greggs supports the Local Plan Strategic Vision for the Borough, in
particular, that it recognises the need to ensure residential quality of life through the
improved environmental amenity of its residents and create a successful local
economy through the creation of new floorspace to support new business start-ups
and a variety of small local businesses, focusing on offering local jobs, and further
opportunities for residents to set up their own enterprise.

In order to ensure that the strategic objectives are delivered in the plan period, there
is a need for the development management and site allocation policies to take a
pragmatic approach to the redevelopment of existing sites. The Greggs site provides
a vital opportunity to enhance the environment, improve the amenity of the
neighbouring residential properties and provide much needed purpose built
accommodation for start-up and small local businesses. The proposed safeguarding
of existing industrial and office accommodation for employment only uses and the
viability issues relating to this approach means that it is unlikely that any new purpose
built accommodation will come forward on these sites over the plan period for
affordable workspace. The introduction of a residential use on the site would allow
for cross subsidised affordable workspace for start-up and local businesses which
would be unviable to bring forward on its own.
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CHAPTER 3 - SPATIAL STRATEGY

This section sets out the Boroughs strategy for delivering its vision and objectives
over the plan period. The Draft Local Plan’s strategy seeks to protect and maintain
its employment base, and enhance it through new provision to accommodate the
expected job growth. The spatial strategy prescribes that the London Plan requires
a ‘restrictive’ approach towards the transfer of industrial land to other uses and this
should be adopted in the Borough. It outlines that this means that a cautious
approach should be taken to releasing industrial land for other uses.

Greggs objects to this approach and wishes to highlight that the requirements of the
London Plan have been fundamentally misunderstood. Rather, the London Plan
requirement is for locally significant industrial sites to be designated on the basis of
robust evidence demonstrating their particular importance for local industrial type
functions to justify strategic recognition and protection.

The London Plan states that where appropriate due to the environmental and
transport restrictions of a site, existing industrial sites should be released and new
industrial allocations should be located in areas that do not have sensitive
neighbours (such as residential uses) and are close to a main road. This would
encourage and enable occupiers to operate from the site without the current
restrictions experienced by our client which has been seen to significantly impact on
their business. Addressing employment need requires a spatial and Borough-wide
approach rather than reactive safeguarding of existing stock. Other larger sites,
currently proposed as redevelopment allocations in the Draft Local Plan (such as
‘SA 20 Sainsbury's, Lower Richmond Road, Richmond’) should therefore be
considered as suitable locations for industrial and retail uses. There are more
suitable locations with more scope to accommodate industrial uses. To simply
protect existing industrial locations is simplistic and does not reflect the most
sustainable approach.

CHAPTER 9 - HOUSING

This section sets out the overarching approach, need and development
management policies to enable housing delivery across the Borough over the plan
period.

Greggs supports the recognition that the Borough must deliver its housing target, as
derived by the evidence and adopted in the London Plan. The London Plan
emphases a pressing need to deliver housing in the Greater London area and the
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Borough’s target has been revised since the adoption of the Core Strategy and now
requires the delivery of 3,150 homes for the period 2015-2025 (315 units per annum).

The approach taken to direct the largest housing growth to the larger settlements of
Twickenham and Richmond is supported. However, in order to ensure that 1000-
1050 units are delivered in each settlement there is a need to allocate suitable sites
for residential development. Given the constraints of the Borough and the reliance
on completions through Permitted Development Rights to convert office floorspace
to residential units in order to meet annual targets (210 units as defined by the latest
AMR 2014/2015), the need to allocate previously developed industrial sites for
housing is essential. This is particularly the case since the Borough introduced a
blanket restriction on Permitted Development rights as this accounted for 68% of
completions. New allocations should be by way of an evidence based approach,
which reviews and recommends lower quality sites to be released for residential or
mixed use.

CHAPTER 10 - EMPLOYMENT AND LOCAL ECONOMY

This section sets out the proposed development management policies derived to
facilitate, enable and deliver the spatial objectives for jobs and the economy over the
plan period.

The justification text for employment policies contained in this section reflects that
set out in the spatial strategy and states that the Borough has a very limited supply
of industrial floorspace and demand for this type of land is high. Therefore, it says,
the Borough will protect, and where possible enhance, the existing stock of industrial
premises to meet local needs.

The Draft Local Plan proposes to replace Existing Policy DM EM 2 (Retention of
employment) with a number of new employment related policies relating to specific
B uses. The Greggs site is identified as forming a large part of the proposed ‘West
Twickenham Cluster’. The proposed allocation is for it to be defined as ‘locally
important industrial land’, governed by proposed New Policy LP 42 (Industrial land
and business parks).

Greggs objects to the allocation of its land for industrial use and the restrictive nature
of the wording contained in New Policy LP 42. The reasons are set out in this report
and accompanying supporting documents and Greggs does not believe that this
approach is justified, effective or consistent with national policy.
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EVIDENCE BASE DOCUMENTS

An Employment Land Assessment undertaken by NLP accompanies this
representation (Appendix Three) and analyses the Borough’s evidence base
documents relating to employment land and provides a market overview. This report
demonstrates that there are clear gaps in the evidence base documents.

Paragraph 10.1 of the Draft Local Plan consultation document states that the policies
focusing on the protection of the employment land are considered to be in general
conformity with the NPPF and London Plan. Greggs do not agree with this statement.
The NPPF makes clear that “planning policies should avoid the long term protection
of sites allocated for employment use where there is no reasonable prospect of a
site being used for this purpose” (paragraph 22). The London Plan sets out nine
matters for local planning authorities to take into account when preparing local
development plans in order to demonstrate how the Boroughs will plan and manage
industrial land. The lack of transparency associated with the current approach, and
lack of evidence base and logic chain, fails to meet the London Plan requirement for
locally significant industrial sites to be designated on the basis of robust evidence
demonstrating their particular importance for local industrial type functions to justify
strategic recognition and protection.

The 2013 Richmond Employment Sites and Premises Study (ESP) is seen as a key
evidence base document and identifies that many of the existing larger industrial
sites suffer from accessibility constraints and for this reason are unlikely to meet
industrial occupier's future needs. The ESP recommends that a mixed use
development with an employment element should be supported on these sites.

The subsequent employment evidence base studies have sought to update this key
evidence in a piecemeal and fragmented way and as such the Borough has failed to
provide a robust and transparent logic chain to justify the current approach. This lack
of evidence base and logic chain fails to meet the London Plan requirements for
locally significant industrial sites to be designated on the basis of robust evidence
demonstrating their particular importance for local industrial type functions to justify
strategic recognition and protection.

Indeed, the site is unsuitable for continued industrial use and this conclusion is
supported by the Borough’s own assessment of industrial sites prepared earlier in
2016, which describes the site as being of ‘fair’ quality and therefore one of the
poorest scoring sites in the Borough. Our client therefore objects to the inclusion of
their site as an allocation for ‘Locally important industrial land’ as this approach has
not been justified by evidence base documents.
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It is Greggs view that in order to meet the proposed Strategic vision and objectives
for jobs and the economy over the plan period, the Borough should be selective in
determining which sites to protect for industrial use. This assessment should be in
line with the scoring process previously adopted to review sites in the ESP. This
would allow for poorer scoring sites to be allocated for mixed use development,
including providing employment floorspace for start-up and creative business uses.
In light of the evidence base, a mixed use approach represents a pragmatic and
sensible future use for the site, given the site’s existing constraints and amenity
issues. This would also allow for the provision of a high level of quality flexible, small
scale business space (with a focus on B1 a, b and c use) which is expected to drive
occupier requirements in the Borough over the plan period.

CONTINUED INDUSTRIAL USES

The site has operated as a bakery for nearly fifty years, before which it was a dairy,
and benefits from an unrestricted permission. This allows the use of the site for 24
hour industrial operations without any planning restrictions on access, servicing,
noise or emissions. If the site were to be disposed of on the open market, to an
industrial occupier, they could therefore manufacture and transport goods without
these processes being subject to planning controls. This is likely to have a significant
negative impact upon the amenity of nearby residents.

As set out previously, Greggs does not consider the site suitable for employment
use. Whilst lawful, the company does not agree with the notion that the property
offers the flexibility required for modern industrial operations to take place. This is
particularly given the close proximity to residential uses and the resulting negative
impact on the transport network and residential amenity; something which the
Greggs management team has worked hard to mitigate during occupation and
operation of the property, but which has still resulted in conflict.

Greggs have therefore instructed JMP Consultants to prepare a Transport Statement
to assess the impact of the current use of the site on the transport network (Appendix
Four). The report, which supplements this representation, details that the
surrounding roads are not of a sufficient size to accommodate the HGV’s and other
traffic associated with industrial use. The report also highlights the on-going conflict
between the use of the site and the amenity of the surrounding residents.

Greggs also instructed The Equus Partnership to prepare a Noise Assessment to
evaluate the impact of the current use of the site as a bakery on the amenity of the
neighbouring properties (Appendix Five). The report sets out that the site currently
operates on a 24 hour basis every day of the week and the only time the bakery
process ceases is between 8pm on Saturday and 6am on Sunday. However, even
during these periods other site activities, including the operation of some plant items
and arrival/departure of lorries and other vehicles continues. The noise survey and
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assessment results clearly demonstrates that noise emissions from the site are
currently resulting in a significant adverse impact on the amenity of the neighbouring
residential properties.

The redevelopment of the site for use as a bakery or any other industrial use has
been considered by Colliers International’s Industrial and Logistics team as part of
the wider feasibility work undertaken to direct the sites future. The letter
accompanying this report at Appendix 6 sets out that the site is not suitable or likely
to come forward as an industrial redevelopment scheme. Therefore, the proposed
allocation is undeliverable. Furthermore, the protection of the site for this purpose is
not in accordance with the objectives of the NPPF or the London Plan. A survey of
the surrounding area undertaken by Snapdragon also indicates that the local
residents would be supportive of these uses ceasing.

POTENTIAL MIXED-USE REDEVELOPMENT

Whilst the site is not appropriate for continued industrial use, Greggs is of the opinion
that it could contribute to continued employment generation through a mixed-use
residential development. This has the potential to either maintain or increase the
number of employees at the site and contribute to meeting housing need in a manner
which supports and enhances the character and appearance of the area.

Greggs has been working on draft proposals to identify and understand the site’s
potential. These have identified that the site is capable of accommodating a
significant amount (2,757sq m) of flexible start-up and small scale hybrid business
space. At a typical office density, this would allow for approximately 275 employees
to be accommodated as part of a redevelopment scheme, which is more employees
than currently employed at the site.

The indicative proposals have also sought to respond to the surrounding residential
properties in a manner that is complementary and of a similar density. In recreating
a traditional London street, with modern flats adjacent to the commercial space, this
creates capacity for some 96 residential units. This includes a mix of terraced houses
and apartments, family homes and smaller units.

Whilst the site is not currently allocated for any particular uses, Greggs is of the
opinion that the Borough’s previous approach to the site in the Draft Site Allocations
Plan, which sought a residential-led mixed-use allocation, was the correct one.
Greggs is able to demonstrate, through its capacity assessments, that this approach
would benefit both the employment generating potential of the site and also
contribute to meeting housing need. This could be done in a manner which reduces
conflicts between the site and surrounding area, improving and enhancing the
amenity of local residents.
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CONCLUSION

The Draft Local Plan consultation document suggests that the proposed allocation
has previously been explored through consultation on the draft Site Allocations Plan,
Local Plan Review and new evidence base documents. However, the proposed
allocation of the site for employment use is in conflict with the draft Site Allocations
Plan, which supported the mixed-use redevelopment of the site.

Moreover, the Employment Land Assessment produced by NLP to accompany this
representation highlights that the evidence base does not justify the change of
approach to allocating the site as ‘Locally significant industrial land’. The transport
analysis prepared by JMP and noise assessment prepared by The Equus
Partnership highlights some of the highways and noise issues associated with the
continued use of the site for industrial purposes and the detrimental impact that this
could / does have on the road network and residential amenity. An acoustic
assessment is also being undertaken which can be provided once complete.

Greggs has previously made clear that the site is no longer appropriate for industrial
uses and the evidence submitted alongside these representations support this. The
allocation of the site for a mixed-use scheme capable of accommodating 96
residential units and 2,757 sgm, in-line with that previously set out in the draft Site
Allocations Plan, is therefore considered the most appropriate use of the site.

As set out above, Greggs has struggled to operate the site in a satisfactory manner
since the site was acquired in 1994. Disposal of the site and relocation to improved
premises has been a business consideration for almost two decades. Aside from the
current premises being unsatisfactory from a commercial perspective, despite a
proactive and committed effort by the Greggs management team, their operation has
also negatively impacted upon the amenity of local residents. The site does not meet
the requirements of good quality modern manufacturers and Greggs took the
decision to consult with its employees on the proposed closure of the site. This
consultation exercise was completed to the satisfaction of all parties and the decision
was taken to cease operations from the site at the end of this year.

Consequently, Greggs does not support the current approach and objects to the
proposed allocation. Their understanding of the site’s history, physical and
operational constraints, it considers it necessary to object to the proposed allocation
for employment-led use of the site and request that the site be included as a mixed-
use allocation for employment and residential use (as per the wording of the Draft
Site Allocations Plan).
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Bunfight breaks out over Greggs'
Twickenham depot

Exclusive By Rachel Bishop 5:40pm Friday 24th February 2012 in
Richmond

A Greggs lorry was allegedly attacked at a depot in Twickenham
last night and one man attempted to block others getting into the
site this morning.

A shower screen and white paint were allegedly thrown at the lorry,
which was parked in the depot serving 138 stores across London
and the south-east.

Greggs has reported the incident to the police and said it was
treating it “with great concern”.

Neighbours have complained about the noise caused by HGV lorries
that often lined Edwin Road, where the industrial-scale bakery is
situated.
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Alan Martin, of Edwin
Road, has lived on the

Don’t be agraid to talk street for 24 years with
about mental health. his wife, Sue Powell,
who has lived there for
" 35 years.
it’s time totalk.it’s

This morning he was so
incensed by problems
the lorries were
causing, including noise
Find out how and congestion which
he said made a young
mother dodge through
each vehicle, that he
stood in front of one and refused to move.

me to changeé

iet's end mental health discrimination

The 62-year-old sculptor said: “I saw out the window one of the
mums with a pushchair avoiding the trucks. I went out to her and
she said she was used to it.

“The main problem is the noise the lorries make, but there’s also
problems with litter, congestion and parking - with the workers
parking along the street.”

However, despite his actions this morning,  Ads by Google
he did not agree with the attack on the Snooper Truckmate Sat
lorry last night. Nav
Discount HGV Sat Nav
He said: "I don't think that’s right. I do not  Systems with Free UK
agree with that kind of action.” Delivery 0800 019 0416
www.snooperdirect.com

Manager Amanda Eastlaugh called a

meeting with residents on Wednesday, Haulage Trucks

February 22, which attracted about 50 Experience & Expertise.

people. Call Us! Full Load Haulage
For Any Job.

Following the meeting, residents joined alexanderblastcleaningne31.

forces and were now planning a campaign
against Greggs.

After just six weeks living across the road from the site Edwin Road
resident, Simon Baird, 34, distributed a leaflet to neighbours,
calling for Greggs bosses to relocate the site or ban lorries
accessing the site between 10pm and 6am.

He said: “I think the meeting has actually been more detrimental to
them, because now we have all met and exchanged numbers.
There’s a really strong community spirit.”

Mr Baird’s housemate, Tim Spurling, 34, who has lived at the
property for three-and-a-half years, had been aware of problems
with the site for a long time.

Page 2 of 7
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He said: "People are getting to the stage where they cannot take
anymore - especially the older residents.”

Mr Baird, whose bedroom is at the front of the house, said he was
often woken throughout the night by the trucks and the busiest
times were at midnight, 2am and 5am.

The next step for residents was to take the matter to the council,
with the possibility of seeking a noise abatement notice for the site.

A Greggs spokesman said: "We understand residents are concerned
and we are treating their concerns seriously.

"We will try to do as much as possible. We are now looking at ways
to reduce the impact on the local people.”

The battle between Edwin Road residents and Greggs has been long
running, with one person stating at the meeting on Wednesday that
he had been fighting against these problems for 50 years.

Mr Martin said: "I think that they have outgrown their premises,
because they have trucks queuing in the road - whereas they
should be in the depot.

"They need to go. We all want them to go.”

Police were unable to comment.

Tweet <0 Send Like
Email Print this page Comment{3)
Comments(3)

Teddington Resident says...
8:01pm Fri 24 Feb 12

This company ought to be curbed, they are popping up everywhere
selling poor quality products at inflated prices. I believe they
originated in the north, it would be good if they went back there
and stayed there.”

REPORT THIS POST » REGISTER/LOG IN »

twickersargyle says...
11:13pm Fri 24 Feb 12

It's about time a stand was made against the Gregg's factory. We
used to live in Crane Road and the noise from their extractor fans
was horrendous—and it was 24 hours a day, seven days a week. It is
a ludicrous place to have such a huge industrial plant and they
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should relocate asap—though they told us they were moving for for
five years, and they never did.”

REPORT THIS POST » REGISTER/LOG IN »

Gareth Roberts says...
12:02am Sun 26 Feb 12

There you go, Twickersargyle, we have more in common than you
thought; I also used to live in Crane Road. About 12 years ago.

As it happens my car came off the worse after a Greggs Van
reversed into it, crunching up the door and shoving the whole back
of the car up onto the pavement. It then drove into the yard as if
nothing had happened. Fortunately a neighbour spotted what
happened and let me know.

What was particularly galling was the attitude of the drivers and the
site foreman. "Got any proof? Not our problem if there's no proot”
was very much the order of the day - it was when I did my CSI
Twickenham routine and took them to the lorry in question and
pointed out the red paint flecks and scuft marks all over the back
there was a collapse of stout party.”

REPORT THIS POST » REGISTER/LOG IN »
Comment now! Register or sign in below.

Log in with us

Fields marked with * are mandatory.

* Email

* Password

[ Remember me

Forgotten password » Logina»
Forgotten email »
FAQ »
OR
Log in with
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Introduction

Greggs Plc (‘Greggs’) commissioned Nathaniel Lichfield & Partners (‘NLP’) to
prepare an assessment of employment land issues in the London Borough of
Richmond (‘LB Richmond’) and the area of Twickenham specifically.

The assessment has been prepared in the context of Gregg’s interests at the
Gregg’s Bakery site on Gould Road, Twickenham, and particularly focuses on
the future need for employment land in this location. The purpose of the report
is to examine the case for the retention of industrial employment uses as
opposed to redevelopment of the site for residential-led mixed uses to
potentially include some commercial space for start-up businesses.

Approach

In preparing the employment land assessment, NLP has undertaken the
following:

1 A review of key employment land evidence base reports and emerging
Local Plan policy for LB Richmond overall and the area of Twickenham
specifically.

2 A review of relevant property and other market characteristics and
statistics, including discussions with commercial property agents active in
the South West London commercial property market.

NLP has had regard to relevant guidance contained in the National Planning
Policy Framework (NPPF) and Planning Practice Guidance (PPG) and the
firm’s experience of producing employment land reviews and related
assessments for a range of local authority and private sector clients.

Structure of Report

The report is structured as follows:

. Background to the site, planning policy context and review of the
Borough’s employment land evidence base (Section 2.0);

. Overview of current property market signals and stock of employment
space in LB Richmond and Twickenham (Section 3.0);

. Consideration of the qualitative challenges faced by the Greggs Bakery
site and how these are likely to influence the site’s ability to
accommodate industrial uses over the longer term (Section 4.0);

. Section 5.0 assesses the overall case for the redevelopment of the site
for a residential-led mixed use scheme in the context of employment land
demand and supply factors and market signals.

11990180v4
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Site Context and Background

This section provides an overview of the Greggs Bakery site and reviews the
Council’s planning policy and evidence base on employment land needs to
provide a context for the assessment.

Site Context

The site is located on Gould Road in Twickenham, the largest district centre in
LB Richmond. A site location plan is included in Figure 2.1. It currently
comprises industrial buildings that are used for production facilities by Greggs
Bakery. This operation falls within the B2 Use Class. The site is an inverse ‘L’
shape that extends to 1.1 ha. The buildings take approximately 85% of the site
extent with limited storage yard and/or manoeuvring space within the site.
Anecdotally there are reports of staff parking on residential streets which would
reflect this site:building ratio.

Figure 2.1 Extent of Greggs Bakery Site (red line boundary)

Source: Google Earth Pro (2016)

The site is predominantly surrounded by residential use, to the south, east and
west, in the form of two storey terrace dwellings that are approximately 60
dwellings per hectare. The site’s north western extent lies adjacent to ‘Crane
Mews’, a regeneration scheme creating residential use with self-contained
space for business as well. The northern boundary of the Bakery abuts the
River Crane with the railway line beyond with the Mereway Cottages in
between. The north eastern extent of the site is bound by adjacent industrial
use and a three storey flatted residential development. The Twickenham
Electricity Sub-Station can be found beyond.

P2
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The site has two vehicular access points: one is directly off Edwin Road at the
south of the site and the second is located to the north-west of the site at the
corner of Crane Road and Gould Road. Crane Road and Gould Road are
residential streets with on road parking on two sides of the road. Edwin Road is
a mixed residential street with access to other industrial units. It is also flanked
by parked cars on both sides of the road and narrows with double yellow lines
as it joins Colne Road. To the southernmost extent of the site, beyond Edwin
Road, lies a small number of units with welders and automotive repair services.

The site’s Edwin Road entrance is 264m from the A311 or 317m from the A305
while access onto the strategic A316 dual carriageway is over 2.2 km from the
site’s entrances. The A316 connects the M3 Motorway to central London. The
site is located 6 km from the M3.

Planning Policy Context

The London Plan (2015)

The London Plan provides the overall strategic plan for London, setting out an
integrated economic, environmental, transport and social framework for the
development of London over the next 20-25 years. Boroughs’ local planning
documents have to be in general conformity with the London Plan.

Policy 2.7 of the London Plan, which addresses outer London, states that
“managing and improving the stock of industrial capacity to meet both strategic
and local needs, including those of small and medium sized enterprises
(SMEs), start-ups and businesses requiring more affordable workspace
including flexible, hybrid office/industrial premises”.

Policy 4.4 of the London Plan requires the Boroughs at a strategic level to:

a “adopt a rigorous approach to industrial land management to ensure a
sufficient stock of land and premises to meet the future needs of different
types of industrial and related uses in different parts of London, including
for good quality and affordable space;

b plan, monitor and manage release of surplus industrial land where this is
compatible with a) above, so that it can contribute to strategic and local
planning objectives, especially those to provide more housing, and, in
appropriate locations, to provide social infrastructure and to contribute to
town centre renewal.”

The London Plan sets out nine matters to take account of in preparing Local
Development Frameworks in order to demonstrate how the Boroughs will plan
and manage industrial (and other land) in line with the strategic policies. These
nine matters include:

a the need to identify and protect locally significant industrial sites where
justified by evidence of demand;

b strategic and local criteria to manage these and other industrial sites;

11990180v4
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c the borough level groupings for transfer of industrial land to other uses
and strategic monitoring benchmarks for industrial land release in
supplementary planning guidance;

d the need for strategic and local provision for waste management,
transport facilities, logistics and wholesale markets within London and the
wider city region; and to accommodate demand for workspace for small
and medium sized enterprises and for new and emerging industrial
sectors including the need to identify sufficient capacity for renewable
energy generation;

e quality and fitness for purpose of sites;

f accessibility to the strategic road network and potential for transport of
goods by rail and/or water transport;

g accessibility to the local workforce by public transport, walking and
cycling;

h integrated strategic and local assessments of industrial demand to justify
retention and inform release of industrial capacity in order to achieve
efficient use of land;

i the potential for surplus industrial land to help meet strategic and local
requirements for a mix of other uses such as housing and, in appropriate
locations, to provide social infrastructure and to contribute to town centre
renewal.

The London Plan identifies three types of location for industrial sites: strategic
industrial locations; locally significant industrial sites; and other industrial sites.
The supporting text to this London Plan policy requires that locally significant
industrial sites must be designated on the basis of robust evidence
demonstrating their particular importance for local industrial type functions to
justify strategic recognition and protection (Paras 4.29 and 4.20).

The London Plan has identified a pan-London annual net release target of
37ha of industrial land use change between 2011-2031 with indication that the
greatest scope for transfer being in the east and parts of inner west London,
with more limited scope in north and outer west London and restricted scope
for release elsewhere. In accordance with Map 4.1 of the London Plan, the
Greggs Bakery site lies within an area identified for ‘Restricted’ release.

The supporting text goes on to state that the redevelopment of surplus
industrial land should address strategic and local objectives particularly for
housing and social infrastructure and that the release of surplus industrial land
should, as far as possible, be focused around public transport nodes to enable
higher density redevelopment, especially for housing. In locations within or on
the edges of town centres, surplus industrial land could be released to support
wider town centre objectives.

P4
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Local Planning Policy

The statutory development plan for LB Richmond comprises:
a The London Plan (2015)

b Core Strategy (Adopted 2009)

c Development Management Plan (Adopted 2011); and
d Parts of the Unitary Development Plan (Adopted 2005).

The Greggs Bakery site is not allocated for any use within the Saved UDP.

The current Core Strategy includes a local business policy (CP19) that seeks
to support a diverse and strong local economy by retaining land in employment
use for business, industrial or storage. CP19 also requires development which
generates significant amounts of travel to be located in areas that are highly
accessible to public transport, encourages the provision of small units and
requires mixed use schemes to retain the level of existing employment
floorspace. CP19 states that the inclusion of residential use within mixed use
schemes will not be appropriate where it would be incompatible with
established employment uses on neighbouring sites and prejudicial to their
continued operation.

The Core Strategy does not identify any allocations. A Draft Site Allocations
Plan DPD had previously been progressed which identified the site as a
residential-led allocation to include start-up employment floorspace.

Pre-Publication Local Plan (2016)

The Pre-Publication version of the Local Plan has been published for public
consultation to 19 August 2016. The draft Strategic Vision with regard to jobs
and the economy states:

“The borough's local economy will be successful. Jobs will be readily available
and there will be a choice of employment opportunities as the borough's Key
Office Areas as well as the industrial land and business parks will have been
protected from encroaching residential development. Employment space will
have supported new business start-ups and enabled businesses to grow.
There will continue to be a high proportion and variety of small local
businesses, offering local jobs, and further opportunities for residents to set up
their own enterprise.” (Page 14).

The emerging Local Plan recognises that the business and industrial areas are
historically dispersed across the borough and states that they all play an
important role in providing business and employment opportunities for the
community (Para 3.1.31). The Plan relies on the GLA's Employment
Projections (2015) which estimate that the number of jobs in the Borough will
total 105,000 by 2031 and 109,000 by 2036, an increase in 18,000 jobs
between 2011 and 2031. The Plan uses this evidence to conclude that the
borough will experience very strong demand for employment space.

11990180v4
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Reported in the emerging Local Plan are the latest employment figures from
the Business Register and Employment Survey which show that significant
growth has taken place between 2012 and 2014, amounting to an additional
4,500 jobs. Therefore, the Local Plan’s strategy seeks to protect and maintain
this employment base, and enhance it through new provision to accommodate
the expected job growth. The spatial strategy for the Local Plan highlights that
the London Plan requires a ‘restrictive’ approach towards the transfer of
industrial land to other uses and this should be adopted in the Borough. The
Borough’s view is that a cautious approach should be taken to releasing
industrial land for other uses.

The emerging “New Policy LP 42” for industrial land and business parks
reflects the spatial strategy and states that the borough has a very limited
supply of industrial floorspace and demand for this type of land is high.
Therefore, it says, the Council will protect, and where possible enhance, the
existing stock of industrial premises to meet local needs.

Greggs Bakery is included within the Pre-Publication version of the Local Plan
as “locally important industrial land” under emerging policy LP 42. The site
which forms part of a proposed West Twickenham Cluster extends to 1.1 ha in
addition to units to the south of Edwin Road. The proposed Cluster excludes
the units to the east of Greggs Bakery but it is unclear why this is the case. The
proposed policy states that in such areas:

a “the loss of industrial floorspace will be resisted unless full, on-site
replacement floorspace is provided,

b development of new industrial floorspace and improvement and
expansion of existing premises is encouraged; and

c proposals for non-industrial uses will be resisted where the introduction
of such uses would have an adverse impact on the continued operation
of the existing services”.

This emerging policy is in contrast to a previous proposal for the site to be
allocated for mixed use-development. The Borough Council previously
identified the land as part of a wider potential allocation when, in late 2013, it
sought comments on a draft Site Allocations Plan. This document sought to
allocate the Greggs site and adjoining land known as the ‘West Twickenham
cluster, Twickenham’ (TW11), a key employment site but with scope for a mix
of uses to retain levels of employment for start-up /creative workshops and
small scale business uses.

The emerging Local Plan also identifies a number of commercial sites that
have been declared surplus to operational requirements and are being
proposed for mixed use allocation to incorporate an element of residential use.
These sites include a number of telephone exchanges and Royal Mail delivery
offices in Hampton, Teddington, Whitton and East Sheen (Site Allocation
references SA4, SA5, SA6, SA13 and SA26) all of which are located in heavily
residential areas surrounded by high density terraced housing. They would
appear to suffer from similar access and amenity constraints as the Greggs
Bakery site.
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Against the backdrop of an increasingly constrained and limited supply of land
to accommodate employment (specifically industrial) uses in the Borough
(explored in further detail below), the Council has failed through the new Local
Plan to provide a robust evidence base and transparent rationale for allocating
these and other sites for their respective uses.

Employment Land Evidence Base

LB Richmond has commissioned a number of technical studies relating to
employment land needs in the Borough over the past few years to provide an
evidence base for the emerging Local Plan, as follows:

1 2013 Employment Sites and Premises Study (prepared by Peter Brett
Associates).

2 2016 Assessment of Light industrial and Storage Stock in Richmond
upon Thames (prepared by LB Richmond).

The key findings and implications arising from these studies are summarised in
turn below.

2013 Richmond Employment Sites and Premises Study (Peter
Brett Associates)

LB Richmond commissioned an Employment Sites and Premises (ESP) study
in 2013 to inform a review of the Council’'s economic policies in light of
changing circumstances and events since the previous Employment Land
Study was undertaken in 2009.

The study built an up to date picture of Richmond’s employment sites and
premises needs and provision, by area and sector, in order to support policy
recommendations on the allocation, protection or release of employment sites.
It includes a detailed assessment of the Borough’s key employment sites and
compared this with employment forecasts for the Borough based on long term
projections and considered the implications this may have in terms of demand
for employment land in the Borough.

What does the ESP study conclude about the balance of employment
land demand and supply in LB Richmond?

The study assessed the long term demand for employment land over the plan
period based on using the latest GLA employment projections available at the
time of analysis, forecasts for office employment set out in the GLA’s London
Office Policy Review (2012) and also the GLA’s forecasts from the Industrial
and Warehousing Land Demand Study (2011).

At the time of study preparation, the latest available GLA Borough projections
were those published in the 2009 Working Paper 39 in which the GLA used a
triangulation forecast method to produce Borough level forecasts, bringing
together trend based employment projections, site capacity projections and
accessibility projections.

11990180v4
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This triangulated forecast implied growth of 2,600 jobs over the 20 years 2011-
31 in Richmond, representing a modest increase of 2.9%, or just 0.1% p.a.
Although trend employment projections suggested that the Borough had very
strong growth potential, these trend projections were constrained both by lack
of capacity and by accessibility in the triangulation.

The triangulated employment forecasts showed that there are significant
differences by sector with industrial sectors set to decline but also retail,
finance and insurance sectors and public service sectors declining over this
period. This outlook was broadly consistent with the baseline contextual
analysis set out in the 2013 employment land study, i.e. that the property
market analysis showed a continuing loss of industrial floorspace and an office
market which remained attractive to occupiers even during the recession.

In terms of forecasting demand for industrial land in LB Richmond specifically,
the ESP study drew upon the latest edition of the Industrial Release
Benchmarks Study (published in 2011) which projected a small decline in the
amount of industrial land for Richmond over the period 2011-31 of -1.8ha.
Within this overall total there was anticipated to be a decline in demand for
traditional industrial offset by an increased demand for warehouse uses and
some waste activity (Figure 2.2).

Figure 2.2 Net Demand for Industrial Land Richmond 2011-31

Use Hectares
Industrial -185
Warehousing 13.1
Waste 36
Other nia
Total Demand -1.8
Surplus Vacant Land 0.0

Net Demand -1.8
Source: London Industrial Release Benchmarks Study

Source: Peter Brett Associates, Richmond Employment Land and Premises Study 2013

The GLA’s Land for Industry and Transport Supplementary Planning Guidance
(2012) revised the Borough industrial forecasts following a consultation of the
Benchmark study. The industrial forecasts for Richmond were revised to a total
loss of -4 ha which is equivalent to a loss of -0.2 ha per annum between 2011
and 2031.

The 2013 ESP therefore concluded that there was scope for LB Richmond’s
portfolio of industrial land to reduce in scale over the study period to 2031. It
noted that in many cases this loss would be able to be recycled for other
industrial uses but in some cases as industrial sites become redundant through
firms moving out it may not be appropriate to recycle for industrial uses. The
property market assessment showed that many of Richmond’s industrial sites
are constrained, often hemmed in by housing or requiring access via
residential areas, thereby reducing their attractiveness to industrial occupiers.
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What does the study say about market signals/trends?

The ESP study examined some key regional and local property market trends
in order to understand demand and the location and type of demand for B-type
uses in the Borough. An overview of the key findings from this assessment is
provided in Chapter 3.0 of this report.

What are the study recommendations with regards to industrial uses?

In light of the decline in demand for industrial land identified as part of the
study, the ESP study authors recommend that:

“All industrial land in the Borough is protected against the release of space to
non-employment uses in line with policy EM2 of the Development Management
Plan. The fundamental case for protecting this type of space lies at the
borough-wide level: whether through cyclical shortage or structural under-
representation, the stock of this space is small and fragmented. Even when not
especially neighbourly, nor pleasing to the urban fabric, there is no real sign of
vacancy other than in the most isolated pockets. In addition much of the space
is currently used to service local economy and local residents.” (para 9.14)

The study notes that larger industrial sites servicing a wider economy are very
few and far between and as the buildings near the end of their functional life
they will come under pressure for conversion. Many of the sites suffer from real
accessibility constraints and for this reason are not likely to meet industrial
occupier’s future needs. Mixed use developments with an employment element
should be supported on these sites and where possible, space to address the
shortage of low-cost and simple “shed style” space that offers utility to a wide
range of occupiers from transitional ‘metal bashing’ to new media companies.

What does the study conclude about the Greggs Bakery site?

A detailed site assessment of Richmond Borough’s key sites was undertaken
as part of the 2013 ESP. The Greggs Bakery site was one of 73 sites included
within this assessment although the final study report does not provide detailed
conclusions from this appraisal exercise for individual sites.

Despite lacking this justification, it notes that the Twickenham area gives the
impression of being the "workshop" of the borough. It also suggests that many
of the area’s industrial buildings are old, coming to the end of their useful lives
and there is likely to be pressure for redevelopment.

The Gregg's site is considered to dominate the supply of industrial space in
Twickenham and is noted as being important. The employment land around it
was noted to suffer from attritional loss to residential, and unless access can
be improved to ameliorate impacts on residential areas, this was considered to
potentially present a policy challenge.

11990180v4
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Are the study assumptions robust, evidenced and transparent?

While the 2013 ESP follows a recognised methodology for assessing economic
development needs that is broadly consistent with Government guidance, there
are some aspects of its approach that make its forecasts of future employment
land needs in the Borough less robust. These are set out in turn below.

Transparency of site assessment process

As part of the 2013 ESP, the final report stated that a detailed site assessment
was undertaken of the Borough'’s key sites, with a total of 73 sites visited and
individually assessed. These site assessments were noted to have followed a
standardised assessment template customised to the needs of the study. The
aim of this was to give a brief, easy to grasp but comprehensive assessment of
each site in a structured manner to enable both comparison between sites and
generalisation for sub-markets.

A summary of the findings of the site assessments is presented in Chapter 6 of
the ESP study (‘The Local Property Market Assessment’) broken down by local
property markets (one of which comprises Twickenham). For the Greggs
Bakery site, the commentary notes that “the site rather dominates attention,
and is obviously important” and that “‘the employment land around it is suffering
from attritional loss to residential, and unless access can be improved to
ameliorate impacts on residential areas, this could present a policy challenge.”

No further detail is provided in the ESP final report of the key findings and
conclusions from the site assessment, and it is therefore difficult to validate or
consider the basis and rationale upon which the above commentary is made.
The lack of transparency associated with this approach does not meet the
London Plan requirement for locally significant industrial sites to be designated
on the basis of robust evidence demonstrating their particular importance for
local industrial type functions to justify strategic recognition and protection.

Scenario development

The GLA's triangulated employment forecasts and its component forecasts
provide the foundations for the long term demand projections for LB Richmond
within the 2013 ESP. For office uses, long run forecasts for the Borough were
taken from the London Office Policy Review (LOPR) 2012 edition. For
forecasts of demand for industrial land, the study used the latest edition of the
Industrial Release Benchmarks Study (published in 2011) which informed the
2012 Industrial Land SPG.

The study failed to sensitivity test these demand assumptions with more locally
gathered feedback and market intelligence to test whether the scale and nature
of job growth and demand for land implied by the 2012 LOPR and 2011
Industrial Release Benchmarks Study still remained reasonable at the time of
preparation.

It also failed to consider any alternative approaches to estimating future
demand for employment land in LB Richmond beyond purely labour demand.
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When assessing future economic development needs, Government guidance
recommends testing a range of approaches including analyses based on the
past take-up of employment land and property which would allow a
consideration of past trends in completions of employment space in the
Borough and how these trends might change in the future.

Another recommended approach is undertaking demographically derived
assessments of future employment needs (i.e. labour supply techniques) to
consider the scale and nature of future supply of labour that may be available
to take-up employment opportunities in the Borough. The 2013 ESP does not
consider either of these approaches as part of its quantitative assessment of
demand for employment land over the plan period to 2031.

Finally, whilst the ESP study presents the net requirement for B class space
associated with the demand outputs from the LOPR and Industrial Release
Benchmarks Study, it failed to convert these to gross requirements for
employment space (i.e. the amount of employment space or land to be
allocated/planned for) which typically involves making an allowance for some
replacement of losses of existing employment space that may be developed for
other, non B Class uses as well as a ‘safety margin’ to reflect the period of
bringing forward a site for development.

The study acknowledged the difference between net demand and gross take-
up for the purposes of planning, but did not quantify this additional required
provision in space or land terms. It is therefore impossible to know exactly how
much land for industrial and office uses should be planned for in LB Richmond
over the plan period.

Industrial market signals

Although the 2013 ESP study provided a description of regional and local
property market trends at various points in the final report, the majority of this
intelligence focused upon office uses, which is noted to be the main type of
employment space demanded in LB Richmond.

In contrast, very little commentary and intelligence is provided for the industrial
property market in and around the Borough (indeed this is referred to as “non-
office employment space”) making it difficult to be able to compare quantitative
demand forecasts and requirements with more qualitative feedback on market
signals, needs and gaps. Government guidance states that plan makers should
consider forecasts of both quantitative and qualitative need and also its
particular characteristics (such as the footprint of economic uses and proximity
to infrastructure), yet the 2013 ESP study provided insufficient qualitative
evidence to be able to accurately and robustly conclude on the most
appropriate approaches to meeting industrial needs in LB Richmond over the
plan period.
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2016 Assessment of Light Industrial and Storage Stock (LB
Richmond)

2.54 This report was prepared by LB Richmond’s Local Plan Team in June 2016
within the context of recent Government policy to provide greater flexibility for
change to alternative uses without requiring planning permission as part of its
agenda to free up the planning system in order to provide more homes.

2.55 In order to help inform the Council’s future strategy and response to these
changes, an assessment was undertaken of the Borough'’s Business Parks
and Industrial Estates in order to assess the quality of industrial and
warehousing stock. This concluded with a series of recommendations as to
whether B8 and Blc /B2 stock should be protected, primarily because of the
scale and quality of the stock. It was considered by the report that protection of
core industrial uses, i.e. general industry, light industry, warehouses, open
storage and self-storage could be achieved through identifying the industrial
sites within the Local Plan and preventing inappropriate change of use on
these designated sites through the implementation of strict policies to protect
and enhance the existing employment land.

2.56 The Greggs Bakery site was included within the ‘West Twickenham Cluster’ for
the purposes of assessment and this cluster was recommended for
designation as a ‘Locally Important Industrial Land and Business Park’ in the
emerging Local Plan. The Council acknowledge within their own quality
assessment that the ‘West Twickenham Cluster’ is one of the poorer
performing sites in the Borough, scoring within the bottom 20% in terms of
‘quality’. Within their 2016 report, the Council note that in terms of the condition
of the building, “generally, those properties defined as “good” or “high” quality
were considered as worthy of protection as were modern buildings and good
quality period properties.” The condition of buildings in the West Twickenham
Cluster’ are described as ‘fair’, inferring that they are not necessarily worthy of
protection.

2.57 The 2016 assessment also noted that the GLA’s recently published Industrial
Land Supply and Economy Study (2015) (described below) demonstrates that
Richmond borough has a very limited supply of industrial land which is
amongst the lowest of all the London boroughs. Given that the borough's
‘restrictive transfer’ approach is unlikely to change within the next London Plan,
it was considered that locally important industrial estates and business parks
should be specifically listed in a new policy and given enhanced protection.

2.58 In the locally important industrial land and business parks, it is noted that loss
of industrial space will be strongly resisted unless full replacement provision is
provided, which should be on-site. New industrial, storage and distribution
development, as well as improvement and expansion of such premises, is
encouraged in these areas, particularly new B2, B8 or B1(c) floor space,
subject to other policies in the Plan. Proposals for non-industrial uses will be
resisted unless the proposed uses are ancillary to the principal industrial use
on the site.
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2015 London Industrial Land Supply & Economy Study
(AECOM)

This study prepared on behalf of the Greater London Authority (and published
in March 2016) assessed the supply of industrial land in London in 2015. It
looked at how much industrial land had been released over the period 2010-
2015 as well as potential future release of land in the planning pipeline. It
provided an up-to-date picture of LB Richmond'’s industrial land supply and
overview of how this stock of space has changed over recent years. Key points
for LB Richmond include:

. The Borough recorded one of the lowest rates of industrial land vacancy
within London (with industrial vacancy standing at around 1.8% in 2015,
compared with 4.1% in the South sub-region® and 7.8% across London
as a whole).

. The actual rate of industrial land release (between 2010 and 2015)
exceeded the GLA’s Land for Industry and Transport SPG benchmark
rates of release by nearly 800% (8.8ha released over the 5 year period
2010-2015 compared with a benchmark of 1ha). This means that
industrial land has been released to other uses in the Borough at a
higher rate than recommended by the GLA across this period.

. Average rental values for industrial premises in the Borough increased by
10.9% over the five years 2010 to 2015, falling behind the rate of
increase across the wider Park Royal/A40/Heathrow area (14.9%) and
also the 13.2% recorded across London as a whole.

. The ratio between residential and industrial land values in 2015 in LB
Richmond at 7.8 is higher than the wider Park Royal/A40/Heathrow (2.6)
and London (3.2) averages. This relative gap places substantial pressure
on industrial land from higher values uses, most notably residential.

Conclusions

The Greggs Bakery site is located within a predominantly residential area and
is heavily constrained by this context. The site has never previously been
allocated for employment or industrial uses, and has therefore never previously
been considered amongst the Borough’s most important sites for employment
uses and in need of protection for such uses.

Having previously proposed to allocate the Bakery site back in 2013 for mixed
use development that retained an element of employment use on the site, LB
Richmond now proposes through its Pre-Publication Local Plan (2016) to
designate the site as locally important industrial land. The rationale for this
proposed allocation is unclear but would appear to be driven by the London
Plan’s ‘restricted’ transfer category for LB Richmond, and also by recent
industrial supply side analysis undertaken by the Council in 2016 (drawing
upon industrial market indicators presented within the 2015 London Industrial

! Comprising the London Boroughs of Bromley, Croydon, Kingston upon Thames, Merton, Richmond upon Thames, Sutton and

Wandsworth
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Land Supply & Economy Study) which points to the Borough having recorded
continual losses of industrial space over recent years. We understand the
Borough’s policy drivers but do not agree with the particular approach taken to
the Bakery site.

Crucially, this proposed allocation does not appear to take account of up-to-
date demand side factors, evidence and projections of industrial space needs
in the Borough. LB Richmond’s employment land evidence base is considered
to be out-of-date; the most recent comprehensive objective assessment of
employment land demand and supply (LB Richmond ESP study) was
undertaken in 2013 and did not recommend that the Greggs Bakery site should
be specifically allocated for employment use. It was also prepared to inform the
Council’s previous draft Site Allocations Plan in 2013 which has since been
superseded by the ongoing Local Plan Review. Subsequent employment
evidence base studies have sought to update this evidence in a piecemeal and
fragmented way, and as such the Council has failed to provide a robust and
transparent logic chain to justify the allocation now being proposed. This lack
of evidence base and logic chain fails to meet the London Plan requirement for
locally significant industrial sites to be designated on the basis of robust
evidence demonstrating their particular importance for local industrial type
functions to justify strategic recognition and protection.

The 2013 ESP study acknowledged that in some cases, as industrial sites
become redundant through firms moving out it may not be appropriate to
recycle for industrial uses, particularly in those instances where industrial sites
are constrained, hemmed in by housing or requiring access via residential
areas, thereby reducing their attractiveness to some industrial occupiers.
Mixed use developments with an employment element were recommended to
be supported on these sites. The Greggs Bakery buildings are nearing the end
of their functional life and fit within this category of constrained industrial sites.
This conclusion is also supported by the Council’s own assessment of
industrial sites prepared earlier in 2016 which described the site as being of
‘fair’ quality and therefore one of the poorest scoring sites in the Borough.

Within this context, the proposed allocation of the site as locally important
industrial land would appear to contradict the Council’s evidence on the
intrinsic quality and suitabil