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 planning report GLA/5435/01  

 16 March 2020 

Meridian Grand, Advent Way  
in the London Borough of Enfield  

planning application no.19/04377/FUL  
  

Strategic planning application stage 1 referral 

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Partial demolition and rebuild of an existing building to facilitate erection of 10-storey extension 
(plus basement) to provide a 144-bedroom hotel (Use Class C1) operating in conjunction with 
the existing wedding and banqueting hall, together with landscaping, servicing, car parking, 
cycle storage and refuse and recycling facilities. 

The applicant 

The applicant is Meridian Grand Ltd, and the architect is Dexter Moren Associates.  

Strategic issues 

Principle of development: The provision of a 144-bedroom hotel is not supported, as the 
application site is outside a town centre and in a very poor transport accessibility level. The 
proposal is contrary to London Plan Policy 4.5 and the Mayor’s Intend to Publish London Plan 
Policy E10, and the applicant must provide compelling justification and robust sequential test 
assessment (paragraphs 14 to 17).   

Urban design and inclusive access: The layout is dominated by car parking spaces, which is 
not supported. The scheme must deliver high quality design, and wheelchair accessible 
bedrooms must be increased, and then secured by conditions (paragraphs 18 to 24).   

Sustainable development: Further energy efficiency measures and a calculated urban 
greening factor must be provided, and all measures must be conditioned (paragraphs 25 to 29).   

Noise and air quality: Further work is required to assess air quality and noise impacts to 
establish policy compliance (paragraphs 30 and 31). 

Transport: The proposal is a car-dependent and unsustainable development and contrary to 
the transport policies of the London Plan and the Mayor’s Intend to Publish London Plan. The 
concerns raised must be addressed prior to stage 2 referral (paragraphs 32 to 41).   

Recommendation 

That Enfield Council be advised that the application does not comply with the London Plan and 
the Mayor’s Intend to Publish London Plan, for the reasons set out in paragraph 45 of this 
report; but that the possible remedies set out in that paragraph of this report could address 
these deficiencies. 
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Context  

1 On 29 January 2020 the Mayor of London received documents from Enfield 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. Under the provisions of The Town & Country 
Planning (Mayor of London) Order 2008 the Mayor must provide the Council with a 
statement setting out whether he considers that the application complies with the 
London Plan, and his reasons for taking that view. The Mayor may also provide other 
comments. This report sets out information for the Mayor’s use in deciding what 
decision to make. 

2 The application is referable under Category 3D of the Schedule to the Order 
2008:  

• “Category 1D: “Development which comprises or includes the alteration of an 
existing building where- (a) the development would increase the height of the 
building by more than 15 metres; and (b) the building would, on completion of the 
development, fall within a description set out in paragraph 1 of Category 1C.” 

3 Once Enfield Council has resolved to determine the application, it is required to 
refer it back to the Mayor for his decision as to whether to direct refusal; take it over for 
his own determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

5 The application site which measures approximately 1 hectare is located on 
Advent Way in the southeast of Eley Industrial Estate, in the London Borough of 
Enfield. The site contains a part-2/part-3 storey building and accommodates a 
banqueting hall / wedding venue (the Meridian Grand) and associated car parking. 

6 The surrounding area comprises a mix of uses, retailing, general/light industrial 
uses as well as storage and distribution uses. The site has no designation in the 
existing Enfield Local Plan, but in the emerging Edmonton Leeside AAP, it is 
proposed to be designated as a mixed-use employment opportunity area. The site is 
also within the Upper Lee Valley Opportunity Area. The site does not contain any 
statutory or locally listed buildings and is not located within a conservation area.    

7 The site is bound by the A406 North Circular Road (TLRN) and Advent Way to 
the south, Pymmes Brook to the east with a London Power facility beyond that, and 
Eley Road to the West. The nearest part of the Strategic Road Network (SRN) is the 
A1010 Fore Street/ High Road which is over 1 kilometre west of the site. Meridian 
Water station on the West Anglia Main Line railway is located approximately 960 
metres to the south west which is served by services to Tottenham Hale, Stratford 
and Liverpool Street.  The closest bus stops are served by two bus routes within 400 
metres of the site with those on the A406. The site currently records a public transport 
accessibility level (PTAL) of 1b (very poor), on a scale of 0-6, where 0 indicates the 
lowest level of accessibility. 
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Site history 

8 An application (LPA Ref: TP/10/1328) for a change of use from retail (Use Class 
A1) to a banqueting hall was approved in December 2010. A subsequent application 
(P13-00075LPA) allowed an increase in the number of patrons from 400 to 801 and to 
amend opening hours from 09:00 – 03:00 was approved in December 2016. Both 
applications were not referred to the Mayor as they did not meet the referral categories 
set out in the (Mayor of London) Order 2008. 

Details of the proposal 

9 A full planning application for partial demolition and rebuild of an existing building 
to facilitate erection of 10-storey extension (plus basement) to provide a 144-bedroom 
hotel (Use Class C1) operating in conjunction with the existing wedding and banqueting 
hall, together with landscaping, servicing, car parking, cycle storage and refuse and 
recycling facilities. The proposal extends from the rear of the existing building to a 
maximum height of 10 storeys (33 metres). 

Strategic planning issues and relevant policies and guidance 

10 The relevant issues and corresponding policies are as follows:  

11 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is Enfield Council’s Core Strategy DPD 
(2011), and the Sites and Policies Plan and Policies Map (2014), and the London Plan 
2016 (Consolidated with alterations since 2011).  

12 The following are relevant material considerations: 

• The National Planning Policy Framework; 

• National Planning Practice Guidance; 

• Mayor’s Intend to Publish London Plan (December 2019), which should be 
taken into account on the basis set out in the NPPF.   

• On the 13th March 2020, the Secretary of State issued a set of Directions 
under Section 337 of the Greater London Authority Act 1999 (as amended) 
and, to the extent that they are relevant to this particular application, have 
been taken into account by the Mayor as a material consideration when 
considering this report and the officer’s recommendation.” 

• Upper Lee Valley OAPF (2013). 

• Enfield Council’s emerging ‘New Local Plan 2020’, which has only limited 
weight, as its Stage 2 Consultation closed in January 2019.  

13 The relevant issues and corresponding policies are as follows:  

• Visitors infrastructure London Plan; Mayor’s Intend to Publish London Plan; 

• Urban design London Plan; Mayor’s Intend to Publish London Plan;  

• Inclusive access London Plan; Mayor’s Intend to Publish London Plan; 
Accessible London: achieving an inclusive 
environment SPG; 
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• Sustainable development London Plan; Mayor’s Intend to Publish London Plan; 
Sustainable Design and Construction SPG; Mayor’s 
Environment Strategy; 

• Noise and air quality London Plan; Mayor’s Intend to Publish London Plan; 
Mayor’s Environment Strategy; 

• Transport London Plan; Mayor’s Intend to Publish London Plan; 

the Mayor’s Transport Strategy; 
 

Principle of development     

14       Policy 4.5A of the London Plan states that boroughs and stakeholders should 
‘ensure the new visitor accommodation is in appropriate locations’ which as ‘beyond 
Central Activities Zone (CAZ), should be focussed in town centres and opportunity 
and intensification areas, where there is good public transport access to central 
London and international and national transport termini’. Policy E10 of the Mayor’s 
Intend to Publish London Plan states that ‘serviced accommodation should be 
promoted in town centres and within opportunity areas where they are well connected 
by public transport, particularly to Central London.’ 

15      The application site is not within a town centre and its public transport 
accessibility level is very poor. Therefore, it is contrary to London Plan Policy 4.5 and 
the Mayor’s Intend to Publish London Plan Policy E10. The applicant must 
demonstrate a compelling justification in this regard.    

16      In the supporting paragraph 6.10.2 of the Mayor’s Intend to Publish London 
Plan, it is estimated that London will need to build an additional 58,000 bedrooms and 
serviced accommodation by 2041, which is an average of 2,230 bedrooms per 
annum. Although, the proposal could help to meet the provision of the above targets, 
as discussed above due to its location the proposal is not accepted in principle.  

17     The NPPF defines Class C1 hotel development as a main town centre use that 
subject to the provisions of paragraphs 86 and 87 which requires a sequential test to 
be undertaken to demonstrate that there are no suitable or available sites in 
sequentially preferable locations. Although the applicant has submitted a sequential 
test report, the reasons to rule out potentially appropriate sites in the town centre and 
sites with good PTAL are not compelling (for example the commercial property within 
the district centre at Edmonton Green Shopping Centre). Therefore, the report must 
be robust and accompanied by (evidence of contacts with the owners of potentially 
appropriate sites), which demonstrate that the sites are not available. Furthermore, as 
Council officers have a better knowledge of their area they need to be satisfied by the 
results of the applicant’s sequential test report.  

Urban design  

18 The design principles of chapter seven in the London Plan and chapter three of 
the Mayor’s Intend to Publish London Plan outline that all developments should achieve 
a high standard of design which responds to local character, enhances the public realm 
and provides architecture of the highest quality. In particular, Policy 7.5 of the London 
Plan and Policies D1 & D2 of the intend to publish London Plan require architecture to 
make a positive contribution to a coherent public realm, streetscape and wider 



 page 5 

cityscape, incorporating the highest quality materials and design appropriate to the 
surrounding context. 

Layout, massing and scale of development 

19 London Plan Policy 3.4 and Mayor’s Intend to Publish London Plan Policy D3 
‘Optimising site capacity through the design-led approach’ seek to optimise the potential 
of sites, having regard to local context, design principles, public transport accessibility, 
and capacity of existing and future transport services. The proposed development is 
supported in terms of optimising the site’s capacity, however, as discussed above the 
principle of land use – hotel development on this location is not supported.  

20 Furthermore, the layout is dominated by a lot of surface car parking which 
detracts from quality of public realm and the applicant must rethink about reducing 
parking spaces and how the scheme can link in with the emerging Meridian Water 
masterplan. 

Architectural quality  

21       The quality of the submission drawings and 3D visuals of the proposal is poor 
and there is currently insufficient information to ensure an acceptable level of 
architectural quality would be delivered post planning. Enfield Council must secure 
through appropriate planning condition the submission of sample materials which 
should be approved in writing.       

Agent of change   

22 In line with the Mayor’s Intend to Publish London Plan Policy D13 the applicant 
will need to demonstrate that there would be sufficient mitigation measures in place to 
ensure that: the interface of the proposed visitors’ infrastructure and the surrounding 
industrial use would be well-handled in terms of visitors’ amenity.  

Fire safety and resilience  

23 In accordance with Policy D12 ‘Fire safety’ of the Mayor’s Intend to Publish 
London Plan, all major development proposals should be submitted with a Fire 
Statement, which is an independent fire strategy, produced by a third party, suitably 
qualified assessor. The Council should ensure this statement is submitted, shared 
with GLA officers and secured through appropriate planning conditions and/or S106 
clauses. 

Inclusive access   

24 London Plan Policy 7.2 and the Mayor’s Intend to Publish London Plan Policy D5 
require that all new development achieves the highest standard of accessible and 
inclusive design. These policies seek to ensure that all new development can be used 
easily and with dignity by all. The applicant must provide 10% of hotel rooms as 
wheelchair accessible bedrooms, in order to comply with London Plan Policy 4.5 and 
the Mayor’s Intend to Publish London Plan Policy E10. Entry points and vertical and 
horizontal movement within the building must be designed to be accessible, and routes 
to the existing and proposed public realm must be level and unobstructed. The quantum 
of Blue badge parking must be increased. 
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Sustainable development   

Energy   

25 The London Plan’s Energy Hierarchy has been followed, and the proposed 
strategy is generally supported; however, the applicant should submit additional 
information to ensure full compliance with Policy 5.2 of the London Plan and Policy SI.2 
of the Mayor’s Intend to Publish London Plan. For the purposes of this assessment, the 
applicant should work out the CO2 emission performance against London Plan policies 
using the SAP 10 emissions factors in an appropriate form. The applicant must submit 
the GLA spreadsheet.  

26 Detailed comment has been provided separately to the applicant and the Council, 
and below is summary of the issues raised: 

• The applicant should outline any opportunities for a combined servicing strategy 
with the existing building. 

• Further energy efficiency measures are required and the applicant should 
consider Waste Water Heat Recovery.  

• More information is needed on the connection to the Upper Lea Valley Heat 
network and future-proofing for this. 

• There appears to be further potential for PV and the applicant should review this. 

• Further information is required on the proposed air source heat pumps.    

Flood risk and drainage 

27 The surface water drainage strategy for the proposed development does not 
comply with London Plan Policy 5.13 and the Mayor’s Intend to Publish London Plan 
Policy SI.13, as it does not give appropriate regard to the drainage hierarchy and 
greenfield runoff rate. Further details on how SuDS measures at the top of the drainage 
hierarchy will be included in the development, and how greenfield runoff rate will be 
achieved should be provided. Additional attenuation storage volume calculations, 
attenuation tank dimensions, and SuDS maintenance information should also be 
provided. 

28 The proposed development generally meets the requirements of London Plan 
Policy 5.15 and the Mayor’s Intend to Publish London Plan Policy SI.5.  The applicant 
should however consider water harvesting and reuse to reduce consumption of 
wholesome water across the entire development site. This can be integrated with the 
surface water drainage system to provide a dual benefit. The applicant should also 
calculate the proposed development’s Urban Greening Factor, as set out in Policy G5 of 
the Mayor’s Intend to Publish London Plan, and aim to achieve the specified target.  

29 Detailed comment regarding flood risk management, drainage and urban 
greening has been sent separately to the applicant and the Council, and all the 
outstanding issues must be addressed prior to stage 2 referral.   
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Noise and air quality 

30 Given the location of the site, surrounded by industrial sites, the proposed 
scheme for hotel development must meet the requirements of the noise and air quality 
of the London Plan and the Mayor’s Intend to Publish London Plan. 

31 Detailed comment has been sent separately to the applicant and the Council. In 
summary, the development is not Air Quality Neutral, and further work is required to 
assess the air quality and noise impacts. The assessment is insufficient to establish 
policy compliance. All concerns raised must be addressed prior to stage 2 referral. 

Transport  

Strategic issues 

32      The application site has a low PTAL and is not within reasonable walking 
distance of any town centre. The submitted Transport Statement (TS) suggests that 
the majority of the visitors and staff would arrive by coach, car or taxi, with journeys 
on foot, by bicycle, bus and train. The proposed layout of the site is parking 
dominated. There is little consideration for pedestrian / cyclists’ access through the 
site. Therefore, TfL doubts that the development could support the Mayor’s strategic 
target of 80% sustainable travel by 2041 as well as the objective set out in the Upper 
Lee Valley OAPF to achieve a 36% walking/ cycling mode share by 2031. As such, 
the proposal does not provide good connectivity, permeability, and good growth 
within the local area and the proposal is contrary to the Mayor’s Intend to Publish 
London Plan Policies GG1, T1, and T4D. 

Access and healthy streets 

33       Access to the existing conferencing facility is from Advent Way and Eley 
Road, with Advent Way providing both pedestrian and vehicular access via separate 
gates.  The proposed hotel would utilise the existing access arrangements as well as 
provide an additional pedestrian access point from Eley Road to align with the access 
to the hotel pedestrian entrance across the car park. It is also expected that taxi and 
coaches will pick up/ drop off at the site’s existing east side entrance. 

34       As discussed above, the proposed site layout is very car orientated, and this 
makes walking and cycling unattractive and therefore the layout should be revised 
accordingly. 

35       A development of this scale must be accompanied by an active travel zone 
assessment (ATZ) which would consider the condition of walking and cycling routes 
to the nearest amenities. It would also help to identify measures that could support 
active travel. The proposals however do not include any off-site pedestrian or cycling 
improvements. TfL notes that the road network in the immediate area is regularly 
used by HGVs which makes walking and cycling unattractive, this is likely to remain 
the case in the future. The applicant should nonetheless look at barriers to walking 
and cycling to Meridian Water station and local bus routes and identify improvements 
with TfL and Enfield Council in line with Policy T2 of the Mayor’s Intend to Publish 
London Plan. 
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Car parking 

36       Currently, there are 279 car parking spaces within the site.  It is proposed to 
increase this by 20 giving a total of 299 spaces, of which 168 would be dedicated to 
the proposed hotel, and the remainder shared with the adjacent industrial units. The 
applicant seeks to justify this increase based on limited survey data whereas the site 
appears to have significant excess capacity for the majority of the time. The hotel is 
also promoted as a facility that will be linked to the adjacent event space. The level of 
car parking should therefore be reduced with commensurate improvements to 
walking and cycle to help this development achieve the Mayor’s sustainable travel 
targets, in line with Policy T6.4 of the Mayor’s Intend to Publish London Plan.. 

Cycle parking 

37       The proposal includes 10 short stay spaces near the hotel entrance and 9 long 
stay cycle spaces which meet the minimum requirement in line with the London Plan 
Policy T5. Further details of the actual location and access arrangement should be 
provided to demonstrate that it would be in line with the London Cycle Design 
Standards (LCDS).   

Trip generation/ highway impact/ air quality  

38       A trip generation assessment has been undertaken with references to TRICS 
hotel sites, which concluded that the level of vehicular trips is unlikely to be significant 
to impact capacity of the highway network. However, from late 2021, the Mayor’s 
Ultra Low Emission Zone (ULEZ) will include the A406 North Circular Road 
immediately south of the site.  As such, the proposal, which is likely to attract further 
vehicular trips onto the A406, and further impact air quality, would not be desirable. 
No mode share assessment has been undertaken, which is unacceptable and 
contrary to Policy T4 of the Mayor’s Intend to Publish London Plan. 

Travel plan 

39       The applicant has provided a travel plan, and while some green travel 
measures have been proposed, they will have limited effect unless the development 
itself is designed to encourage non-car use and therefore it remains contrary to Policy 
T4 of the Mayor’s Intend to Publish London Plan. 

Servicing and construction 

40       A full delivery and servicing plan (DSP) should be secured by condition, along 
with a detailed construction logistics plan (CLP). These documents should be 
prepared in line with TfL guidance.  

Conclusion 

41       The proposed development would be a car-dependent and unsustainable 
development that fails to support the Mayor’s strategic transport objectives contrary to 
transport policies of the London Plan and the Mayor’s Intend to Publish London Plan. 
As it stands, it is not supported from a strategic transport perspective, and the 
concerns highlighted above must be addressed prior to stage 2 referral.   
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Local planning authority’s position 

42 Enfield’s Council officers are currently assessing the application. The committee 
target date is not yet known.  

Legal considerations 

43 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application  and any connected application. There is no 
obligation at this present stage for the Mayor to indicate his intentions regarding a 
possible direction, and no such decision should be inferred from the Mayor’s statement 
and comments. 

Financial considerations 

44 There are no financial considerations at this stage. 

Conclusion 

45 London Plan and the Mayor’s Intend to Publish London Plan policies on; visitors 
infrastructure, the agent of change principle, urban design, inclusive access, sustainable 
development, noise and air quality, and transport are relevant to this application. The 
application complies with some of these policies but not with others as set out below:  

• Principle of development: The provision of a 144-bedroom hotel is not 
supported, as the application site is outside a town centre and in a very poor 
transport accessibility level. The proposal is contrary to London Plan Policy 4.5 
and the Mayor’s Intend to Publish London Plan Policy E10, and the applicant 
must provide compelling justification and robust sequential test assessment.   

• Urban design and inclusive access: The layout is dominated by car parking 
spaces, which is not supported. The scheme must deliver high quality design, 
and wheelchair accessible bedrooms must be increased, and then secured by 
conditions.   

• Sustainable development: Further energy efficiency measures and a 
calculated urban greening factor must be provided, and all measures must be 
conditioned.   

• Noise and air quality: Further work is required to assess air quality and noise 
impacts to establish policy compliance. 
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• Transport: The proposal is a car-dependent and unsustainable development 
and contrary to the transport policies of the London Plan and the Mayor’s 
Intend to Publish London Plan. The concerns raised must be addressed prior 
to stage 2 referral.   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

For further information contact GLA Planning Team: 
Debbie Jackson, Director - Built Environment 
020 7983 5800 email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Lyndon Fothergill, Team Leader – Development Management 
020 7983 4512    email: lyndon.forthergilll@london.gov.uk  
Tefera Tibebe, Strategic Planner, Case Officer 

020 7983 4312    email: tefera.tibebe@london.gov.uk 
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