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planning report GLA/4564/02 

27 January 2020 

Site at former Greenwich Magistrates Court   
in the Royal Borough of Greenwich 

planning application no. 19/1367/F 

Strategic planning application stage II 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 
Redevelopment for a 293 bedroom hotel, including part demolition and refurbishment 
of the Grade II listed former Magistrates Court and other historic buildings, new 
buildings of up to seven storeys, 147 sq.m. of flexible retail/leisure/hotel floorspace, 
and a publicly accessible square. 

The applicant 
The applicant is LHG Greenwich Ltd and the architect is Squire & Partners. 

Key dates 
Stage One report: 17 June 2019 
Planning Board: 17 December 2019 

Strategic issues summary 

Principle of development:  The proposal to bring these long-vacant historic buildings 
back into use as a hotel, on this Opportunity Area site, is supported in line with the 
London Plan and the Mayor’s intend to publish London Plan.  The proposed element of 
flexible community use has been appropriately secured by section 106 agreement.   

Historic environment and urban design:  The proposed changes and demolitions to 
historic buildings are considered to be sensitive, and the additions are of a high quality.  
No harm would be caused to the significance of heritage assets.   

Transport:  All transport requirements have been secured by condition or section 106 
agreement and are supported. 

Climate change:  The energy, sustainable drainage, water consumption, and urban 
greening strategies are supported. 

The Council’s decision 
Greenwich Council has resolved to grant permission, subject to planning conditions 
and a section 106 agreement. 

Recommendation 
That Greenwich Council be advised that the Mayor is content for it to determine the 
case itself, subject to any action that the Secretary of State may take, and does not 
therefore wish to direct refusal or direct that he is to be the local planning authority. 
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Context 

1 On 10 May 2019, the Mayor of London received documents from Greenwich 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses.  The application was referred to the Mayor 
under Category 1B(c) of the Schedule to the Order 2008:  

• 1B(c) “Development (other than development which only comprises the 
provision of houses, flats, or houses and flats) which comprises or includes the 
erection of a building or buildings (c) outside Central London and with a total 
floorspace of more than 15,000 square metres.” 

2 On 17 June 2019, the Mayor considered planning report GLA/4564/01, and 
subsequently advised Greenwich Council that the application did not yet comply with 
the London Plan, for the reasons set out in paragraph 36 of the above-mentioned 
report; but that the possible remedies set out in that paragraph could address these 
deficiencies. 

3 A copy of the above-mentioned report is attached.  The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and relevant 
policies and guidance are as set out therein, unless otherwise stated in this report.  On 
17 December 2019, Greenwich Council decided that it was minded to grant permission, 
and on 14 January 2020 it advised the Mayor of this decision.  Under the provisions of 
Article 5 of the Town & Country Planning (Mayor of London) Order 2008, the Mayor may 
allow the draft decision to proceed unchanged, direct Greenwich Council under Article 6 
to refuse the application, or issue a direction to the Council under Article 7 that he is to 
act as the Local Planning Authority for the purposes of determining the application.  The 
Mayor has until 27 January 2020 to notify the Council of his decision and to issue any 
direction.   

4 The decision on this case, and the reasons will be made available on the GLA’s 
website www.london.gov.uk. 

Consultation stage issues summary 

5 At consultation stage, Greenwich Council was advised that the application did not 
comply with the London Plan, for the reasons set out in paragraph 36 of the above-
mentioned report; but that the possible remedies set out in that paragraph could 
address these deficiencies: 

• Principle of development:  The proposal to bring these historic buildings 
back into use as a hotel, on this long vacant site in an Opportunity Area, is 
supported in line with the London Plan and the draft London Plan.  The 
proposed element of flexible community space should be appropriately 
secured with any planning permission.   

• Historic environment and urban design:  The proposed changes and 
demolitions to the buildings on the site are considered to be sensitive, and the 
additions are of a high quality.  No harm would be caused to heritage assets.   

• Transport:  Further information is required on cycle parking and construction 
vehicle access. 

• Climate change:  Further information has been requested on the energy 
strategy, sustainable drainage, water consumption, and urban greening. 
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Strategic planning policy and guidance update 

6 The London Plan (intend to Publish version, December 2019) is now a material 
consideration, and should be taken into account on the basis explained in paragraph 
48 of the NPPF. 

Application update 

7 Since consultation stage, GLA officers have engaged in joint discussions with 
the applicant, the Council, and TfL officers, with a view to addressing the above 
matters.  Amendments were also submitted in September 2019, as follows: 

• Minor design changes, including setting back of the sixth floor from Greenwich 
High Road, and introduction of stone/brick banding at second to fifth floors.  

• Floor plan re-arrangements to address accessible design standards. 

• Bollards to vehicle entrance and vehicle recognition system added. 

• Refuse collection arrangements amended. 

• External screening introduced to rear to prevent overlooking to adjoining 
residential properties. 

• Revised energy strategy. 
 
8 Furthermore, as part of Greenwich Council’s draft decision on the case, 
various planning conditions and obligations have been secured to address the above 
concerns and ensure that the development is acceptable in planning terms.  An 
update of issues raised at consultation stage is set out below. 
 
Principle of development 

9 At consultation stage, the proposal to bring these historic buildings back into 
use as a hotel, on this long vacant site in an Opportunity Area, was supported.  As 
requested at consultation stage, the proposal to provide two conference rooms 
(capable of being combined) totalling 58 sq.m. for use by local community groups for 
15-20 hours a week at a peppercorn rent, has been secured in the section 106 
agreement. 
 
Historic environment and urban design 

 
10 At consultation stage, the proposed changes and demolitions to the buildings 
on the site were considered to be sensitive, and the additions of a high quality, with 
no harm caused to the significance of heritage assets.  GLA officers maintain this 
view.  In coming to this conclusion, GLA officers have had special regard to the 
desirability of preserving the listed building and its setting, the desirability of 
preserving the character/appearance of the Ashburnham Triangle Conservation Area, 
and all relevant national and local policies. 
 
11 It is noted that the Council considers that the height and scale of the proposed 
new blocks creates less than substantial harm to the significance of the Ashburnham 
Triangle Conservation Area; however, Council officers concluded that the multiple 
public benefits of the scheme significantly outweigh the harm.  Historic England 
expressed support for the proposals in securing a sustainable, long-term future for 
the Grade II listed former Greenwich Magistrates Court, with a degree of public 
access into its highly significant internal spaces; and considered that the conversion 
of the site to hotel use, and contextual infill development would activate an underused 
and peripheral, yet important, civic part of the Ashburnham Triangle Conservation 
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Area.  It concluded that the scheme has the potential to considerably enhance the 
listed building and conservation area. 
 
12 Conditions will ensure the delivery of high quality detailing and materials in the 
completed development, and retention of the scheme architects, which is supported 
in line with Policy D4 of the Mayor’s intend to publish London Plan. 
 
Transport 
 
13  The issues raised at consultation stage have now been resolved.  Details of 
cycle parking have been provided to demonstrate compliance with the London 
Cycling Design Standards, ensuring accessibility to all users.  The section 106 
agreement secures the required provisions for works on TfL roads, and infrastructure 
in the form of a bus stop.  A revised Construction Logistics Plan has been secured by 
condition. 
 
14 A further issue arose relating to the potential for vehicles, including coaches, to 
block the footway and carriageway of Greenwich High Road while entering the site.  
This has been resolved appropriately through a condition that secures various 
performance criteria for the entry control system. 
 
Climate change 

15 At consultation stage, the proposed combined heat and power (CHP) energy 
strategy was not supported; and this was replaced by an air source heat pump and 
photovoltaic (PV) strategy, which is welcomed and supported.  The applicant has also 
submitted further information on updated SAP 10 emission factors; the constraints on 
improvements to the refurbished element; dynamic overheating modelling; and the 
site-wide energy network.  The energy strategy demonstrates that the proposal would 
achieve a site wide reduction in regulated carbon dioxide emissions of 41.4%, which 
exceeds the London Plan and the Mayor’s intend to publish London Plan 
requirements and is supported. 
  
16 As requested at consultation stage, the applicant has provided further 
information on surface water drainage and water consumption and the proposals now 
comply with London Plan Policies 5.13 and 5.15, and the Mayor’s intend to publish 
London Plan Policies SI.5 and SI.13.   
 
17 Although the Urban Greening Factor of the proposals does not achieve the 
Mayor’s intend to publish London Plan Policy G5 target of 0.3, it is accepted that 
green roofs rain gardens, and planting have been maximised, and this represents a 
significant improvement on the existing site condition.  The Council has applied a 
condition to secure an ecological management plan prior to commencement of works, 
requiring the applicant to use its best endeavours to achieve an Urban Greening 
Factor of 0.3. 
 

Response to consultation 
 
18 In addition to inviting comments from statutory consultees and publishing all 
the relevant documents on the Council’s planning register, Greenwich Council carried 
out a public consultation in April 2019 with local residents, businesses and 
institutions, including 380 individual letters to neighbouring properties.  Due to the 
submission of amendments, a further consultation was conducted in September 
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2019.  A total of 23 objections and 14 representations in support were received.  A 
summary of grounds for objection is as follows:  

• Over-concentration of hotels in the area. 

• Overdevelopment in terms of height, scale, and massing. 

• Impacts to amenity of neighbouring properties in terms of daylight, sunlight, 
overlooking, and noise. 

• Increased traffic; highways and pedestrian safety concerns; coach 
management issues. 

• Risk from unexploded ordinance. 
 
19 Grounds for support included: 

• Vacant land and buildings being brought back into use. 

• High quality design. 

• Benefits to local business of tourism and spending. 

• Concentration of uses further establishes the area’s identity as a hotel hub. 

20 The following organisations also issued responses to the consultations: 

• Historic England:  No objection, subject to conditions to record the areas of 
historic fabric to be demolished; and the removal, relocation, and reuse of 
furniture and partitioning within the Court Room; which have been secured.   

• Thames Water:  No objection, subject to conditions, which have been 
secured. 

• Metropolitan Police:  No objection, subject to conditions, which have been 
secured. 

• Greater London Archaeological Advisory Service:  No objection, subject to 
a condition, which has been secured. 

• Environment Agency:  No objection, subject to conditions, which have been 
secured. 

• London Fire Brigade:  No objection, subject to a condition, which has been 
secured. 

• Greenwich Society:  No objection.  Generally supportive of the proposals, 
although considered massing on Greenwich High Road to be overbearing. 

• Victorian Society:  No objection; however, identified harm to the significance 
of heritage assets, and not adequately demonstrated that the development will 
deliver significant public benefits to outweigh the harm. 

• Ashburnham Triangle Association:  Objection due to overdevelopment, 
although support the sympathetic refurbishment of existing buildings. 

21 Issues raised by objectors have been considered in this report, the Mayor’s 
Stage I report, and the Council’s Planning Board Report and Addendum Report.  The 
Council has proposed various planning obligations and conditions in response.  
Having had regard to these, GLA officers are satisfied that the statutory and non-
statutory responses to the public consultation process do not raise any material 
planning issues of strategic importance that have not already been considered in this 
report, or consultation stage report GLA/4564/01. 
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Draft section 106 agreement 

22 Further to the heads of terms set out within Greenwich Council’s Planning Board 
Report, the draft section 106 agreement secures the following key provisions: 

• A contribution of £149,970 towards employment, skills, training and enterprise;  

• A section 278 agreement for highways works; 

• Provision of community space as set out above. 
 

Article 7: Direction that the Mayor is to be the local planning 
authority 
 
23 Under Article 7 of the Order the Mayor could take over this application provided 
the policy tests set out in that Article are met.  In this instance the Council has resolved 
to grant permission with conditions and a planning obligation, which satisfactorily 
addresses the matters raised at consultation stage, therefore there is no sound planning 
reason for the Mayor to take over this application.  

Legal considerations 

24 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008, the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order.  He also has the power to issue a direction under Article 7 
that he is to act as the local planning authority for the purpose of determining the 
application.  The Mayor may also leave the decision to the local authority.  In directing 
refusal, the Mayor must have regard to the matters set out in Article 6(2) of the Order, 
including the principal purposes of the Greater London Authority, the effect on health 
and sustainable development, national policies and international obligations, regional 
planning guidance, and the use of the River Thames.  The Mayor may direct refusal if 
he considers that to grant permission would be contrary to good strategic planning in 
Greater London.  If he decides to direct refusal, the Mayor must set out his reasons, and 
the local planning authority must issue these with the refusal notice.  If the Mayor 
decides to direct that he is to be the local planning authority, he must have regard to the 
matters set out in Article 7(3) and set out his reasons in the direction.  

Financial considerations 

25 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry.  Government Planning Practice Guidance 
emphasises that parties usually pay their own expenses arising from an appeal.  

26 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal.  A 
major factor in deciding whether the Mayor has acted unreasonably will be the extent to 
which he has taken account of established planning policy. 

27 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation.  He would also be 
responsible for determining any reserved matters applications (unless he directs the 
Council to do so) and determining any approval of details (unless the Council agrees to 
do so). 
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Conclusion 

28 The strategic issues raised at consultation stage with respect to the principle of 
development; transport; and climate change have been addressed.  Having regard to 
the details of the application, the matters set out in the Planning Board Report, the 
Addendum Reports, and draft decision notice; the application complies with the 
London Plan and the Mayor’s intend to publish London Plan, and there are no sound 
planning reasons for the Mayor to intervene in this case. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

for further information, contact the GLA Planning Team: 
Debbie Jackson, Director, Built Environment  
020 7983 5800 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 
Matt Christie, Team Leader, Development Management 
020 7983 4409 email matt.christie@london.gov.uk  
Martin Jones, Principal Strategic Planner, Case Officer 
020 7983 6567    email martin.jones@london.gov.uk 
 


