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planning report GLA/5066/01  

 20 January 2020 

1-4 Francis Grove 
in the London Borough of Merton 

planning application ref: 19/P3814 
  

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 

Demolition of existing building and erection of a new ten storey building (plus two 
basement levels and mezzanine) for the provision of office space with ancillary leisure 
and cafe facilities, landscaping and vehicular servicing bay. 

The applicant 

The applicant is Kingston FG Limited, and the architect is Matt Architecture. 

Strategic issues 

Principle:  The redevelopment of this town centre site to provide additional office 
floorspace is strongly supported (paragraphs 15 to 17). 

Design: The overall urban design approach is well considered and supported. There 
are no strategic design concerns raised (paragraphs 18 to 21). 

Transport: Further information is required to demonstrate that the basement cycle 
parking is designed and laid out in accordance London Cycling Design Standards.  
Consideration of how cycle parking facilities will cater for larger cycles, including 
adapted cycles for disabled people is also required (paragraphs 36 to 41). 

Outstanding issues relating to energy, and urban greening need to be addressed. 

Recommendation 

That Merton Council be advised that the application does not yet comply with the 
London Plan and the Intend to publish London Plan, for the reasons set out in 
paragraph 46 of this report; but that the possible remedies set out in that paragraph 
could address these deficiencies. 
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Context 

1 On 9 December 2019 the Mayor of London received documents from Merton 
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 and 
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 the Intend to publish 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 the following Categories of the Schedule to the 
Order 2008: 

• Category 1C.1c - “Development which comprises the erection of a building that is 
more than 30 metres high and is outside the City of London”.   

3 Once Merton 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 site is located within Wimbledon Town Centre and is bound by Francis 
Grove to the southwest, St George’s Road to the southeast and office buildings to the 
northwest and northeast. Currently, a four-storey office building with a basement car 
park occupies the site. 

6 The Wimbledon Hill Conservation Area is located to the north of the site. The site 
itself is not subject to any statutory heritage asset designations. The site is within an 
area identified as an Area of Intensification in the London Plan and within the 
Wimbledon/Colliers Wood/South Wimbledon Opportunity Area in the Mayor’s intend to 
publish London Plan.  
 
7 The closest section of the Transport for London Road Network is the A24 
Merantun Way approximately 2km southeast of the site.  The closest section of the 
Strategic Road Network is the A238 Kingston road located approximately 1km to the 
south of the site.  The Wimbledon to Raynes Park Quietway route starts at the Francis 
Grove / St George’s Road junction.   
 
8 Wimbledon Station which provides access to rail, underground and tram services 
is located approximately 270m east of the site. Bus stops are located on Worple Street, 
St George’s Road and at Wimbledon Station providing access to nine routes.  The site 
has a Public Transport Accessibility Level (PTAL) of 6b, on a scale of 0 to 6b where 6b 
is the most accessible. 
 
 
 
 

http://www.london.gov.uk/
http://www.london.gov.uk/
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Details of the proposal 
 
9 The proposal is for demolition of the existing building and the erection of ten-
storey building plus two basement levels and mezzanine, for the provision of office 
space (B1 Use Class) with ancillary leisure and cafe facilities (total of 9,024 sq.m), 
landscaping and vehicular servicing bay. 

10 The first basement level is proposed to be used for long-stay cycle storage and 
the second level of basement is proposed to reduce the amount of plant that is required 
on the roof level.  

Case history 

11 On 18 July 2019, a pre-application meeting was held at City Hall which was 
attended by the applicant and officers from the GLA and Transport for London. The 
GLA’s advice report of 1 October 2019 concluded that the proposed redevelopment of 
the site comprising 9,500 sq.m. office floorspace is supported in principle and that 
issues relating to urban design; climate change; and transport must also be addressed 
in order to make the proposals compliant with the London Plan and the Mayor’s intend 
to publish London Plan. 

Strategic planning issues and relevant policies and guidance 

12 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is the Merton’s Core Strategy (2011) 
and Site and Policies Plan and Policies Maps (2014) and the London Plan (2016, 
Consolidated with Alterations since 2011).   

13 The following are relevant material considerations:  

• The National Planning Policy Framework (February 2019) and National Planning 
Practice Guidance.  

• The London Plan Intend to Publish Version (December 2019) which should be 
taken into account on the basis explained in the NPPF. 

 
14 The relevant issues and corresponding policies are as follows:  

 

• Town centres London Plan; Town Centres SPG; 

• Urban design London Plan; Shaping Neighbourhoods:  
Character and Context SPG;  

• Heritage London Plan; Shaping Neighbourhoods:  
Character and Context SPG;  

• Inclusive design  London Plan; Accessible London: Achieving an 
Inclusive Environment SPG; 

• Sustainable development London Plan; Sustainable Design and Construction 
SPG; Mayor’s Environment Strategy; 

• Transport London Plan; the Mayor’s Transport Strategy; Land 
for Industry and Transport SPG. 
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Principle of development 

15 Policy GG5 of the Mayor’s intend to publish London Plan states that to conserve 
and enhance London’s global economic competitiveness and ensure that economic 
success is shared amongst all Londoners, those involved in planning and development 
must, among other things, promote the strength and potential of the wider city region, 
seek to ensure that London’s economy diversifies and plan for sufficient employment 
space in the right locations to support economic development and regeneration. London 
Plan Policy 2.15 and Policy SD6 of the Mayor’s intend to publish London Plan recognise 
that town centres should be the foci for commercial development beyond the Central 
Activities Zone. Policy SD8 of the Mayor’s intend to publish London Plan seeks a range 
of sizes of commercial units to support the diversity of the town centre and Policy SD6 
of the Mayor’s intend to publish London Plan states that town centres should also be 
strengthened to remain the primary location for commercial activity beyond the CAZ as 
well as a focus for place and local identity.    

16 In addition, London Plan Policy 4.2 and Policy E1 of the Mayor’s intend to publish 
London Plan seek to consolidate and, where viable, extend office provision in town 
centre locations. Over the 2016 – 2041 plan period, demand for office floorspace in 
outer London is expected to rise by 23%, with an increasing proportion required for 
micro, small and medium-sized enterprises.  

17 The site proposes 9,024 sq.m. of Grade A office floorspace (including ancillary 
leisure and café uses) which represents an uplift of 6,367 sq.m from the existing 
scheme. The proposed office floorspace has flexible floorplates, with open format and 
no internal columns from floors one to seven, meaning that the space can be divided to 
be occupied by a range of tenants. Given the site lies within the Wimbledon Town 
Centre, and additionally within the Love Wimbledon Business Improvement District 
which seeks to enhance the town centre’s commercial vitality, the proposed optimisation 
of the site is strongly supported in accordance with London Plan Polices 2.15 and 4.2 
and Policies GG5, SD6, SD8 and E1 of the Mayor’s intend to publish London Plan.  

Urban design 

18 The design principles in chapter seven of the London Plan and chapter 3 of the 
Mayor’s intend to publish London Plan expect all developments to achieve a high 
standard of design which responds to local character, enhances the public realm and 
provides architecture of the highest quality. 

19 The height and massing of the proposed building arrangement is well 
considered and has evolved through townscape analysis. The proposal optimises the 
development capacity of the site and responds to the context and sensitivity of the 
nearby conservation areas.  The height and massing of the development is supported 
in strategic planning terms. 

20 The proposed layout allows for the improvement of the public realm space. 
The proposed double height at ground floor and the proposed landscaping provides 
activation of ground level and provides a high-quality streetscape.  

21 The overall architectural aesthetic appears good quality, contemporary design 
and is supported. The variations in brick materials, and the distinctive detailing of the 
bottom, middle and top of the building is supported to break up the appearance of the 
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elevation. The applicant should work with the borough to ensure high quality 
materials and the material detailing should be secured through the grant of any 
planning. 

Fire Statement 
 
22 The Design and Access statement demonstrates that fire safety has been 
considered during detailed design development. A Fire Statement produced by a third 
party suitably qualified assessor should be secured by the Council in accordance with 
Policy D12 of the Mayor’s intend to publish London Plan to ensure the development 
proposals achieve the highest standards of fire safety. 

Heritage 
 
23 London Plan Policy 7.8. and Policy HC1 of the Mayor’s intend to publish 
London Plan states that development should conserve heritage assets and avoid 
harm. The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
statutory duties for dealing with heritage assets in planning decisions. In relation to 
listed buildings, all planning decisions should “have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or 
historic interest which it possesses”.  The NPPF states that when considering the 
impact of the proposal on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation and the more important the asset, 
the greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting.  

24 Where a proposed development will lead to ‘substantial harm’ to or total loss of 
the significance of a designated heritage asset, local planning authorities should 
refuse consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss.  
Where a development will lead to ‘less than substantial harm’, the harm should be 
weighed against the public benefits of the proposal, including securing its optimum 
viable use. Any harm must be given considerable importance and weight. 

25 The site does not contain any designated heritage assets nor is the site 
located within a conservation area. There are statutorily listed buildings in close 
proximity to the site, including the Grade II listed Wimbledon Town Hall, the Grade II 
listed Wimbledon Fire Station, and the Grade II listed Trinity Church and Hall which 
are 300 metres, 400 metres and 221 metres away from the site, respectively.   

26 The site is also approximately 100 metres to the south-east of the Wimbledon 
Hill Road Conservation Area and approximately 200 metres to the west of the 
Broadway Conservation Area. The site is within the setting of the Wimbledon Hill 
Conservation Area’s setting, however it not within the setting of the Wimbledon 
Broadway Conservation Area. The settings of designated or undesignated heritage 
assets in the near vicinity are unlikely to be affected by the development due to 
relative scale and character of the surrounding urban form.  

27 Having regard to the statutory duty in respect of listed buildings and 
conservation areas in the Planning (Listed Buildings and Conservations Areas) Act 
1990, and the relevant paragraphs in the NPPF in relation to listed buildings and 
conservation areas, GLA officers are satisfied the proposal would not cause any harm 
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to the significance of the listed buildings or character of the conservation areas. The 
proposal therefore accords with Policy 7.8 of the London Plan and Policy HC1 of the 
Mayor’s intend to publish London Plan.    

Inclusive design 
 
28 London Plan Policy 7.2 and Policy D3 of the Mayor’s intend to publish London 
Plan require that all new development achieves the highest standard of accessible 
and inclusive design and can be used safely, easily and with dignity by all.  
 
29 The design of the public realm and building access will be fundamental to how 
inclusive the development will be for many people and this should be given detailed 
consideration as the design is developed. Overall, the access strategy demonstrates 
that inclusive design principles have been considered from the outset and the overall 
approach is supported. The Council should ensure these commitments are carried 
through to the detailed design stages and secured by condition. As set out the 
transport section of this report, there is a requirement to provide cycle parking space 
within the scheme for larger adapted cycles, catering for disabled persons, and this 
should be addressed.   

 
Environment 

Energy 

30 The Energy Hierarchy has broadly been followed; however, the applicant is 
required to review their energy proposals to ensure compliance with the London Plan 
policies. 
 
31 To ensure compliance with London Plan policies and policies of the Mayor’s 
intend to publish London Plan, further information is required in respect of a number 
of elements of the energy strategy including the calculated BE Lean savings and 
modelling, the proposed photovoltaic panels, nearby district heating networks and the 
proposed centralised heat pump system. 
 
32 Detailed technical comments in respect of energy have been circulated to the 
Council to be addressed in their entirety. 
 
Flood Risk and Sustainable Drainage 
 
33 The site is generally at low flood risk. While the Council should ensure that the 
Lead Local Flood Authority reviews the proposed sustainable urban drainage 
systems, no strategic concerns are raised.  
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Urban Greening 
 
34 The design process should embed urban greening as a fundamental element of 
site and building design, in line with London Plan Policy 5.10 and Policies G1 and G5 of 
the Mayor’s intend to publish London Plan.  Features such as street trees, green roofs, 
green walls, rain gardens, wild flower meadows and hedgerows should all be 
considered for inclusion.  The application should calculate its Urban Greening Factor, as 
set out in Policy G5 of the Mayor’s intend to publish London Plan, and achieve the 
specified target.    

35 The application includes little external planting.  Opportunities to increase the 
quantity of planting should be explored, including the introduction of green walls. The 
landscape strategy details the inclusion of 71 sq.m. of biodiverse roof space.  The depth 
of the settled substrate should be a minimum of 150mm to secure the greatest benefit 
with regard to green infrastructure.  With reference to the Proposed Roof Plan (052-A-
11-20), opportunity for extending the area of green roof within the plant screen should 
be considered. A landscape plan detailing the landscape proposals should also be 
provided. 

36 There are three trees within or close to the site.  Two are of identified as being 
category U and therefore will be felled. One is Category B and will be retained.  The 
felled trees should be replaced in accordance with London Plan Policy 7.21 and Policy 
G7 of the Mayor’s intend to publish London Plan. Planting of trees with a large canopy 
is encouraged.   

Transport 
 
37 The proposed development site sits just outside the limits of land subject to 
consultation by the Crossrail 2 Safeguarding Direction however continued engagement 
between TfL and the applicant is encouraged to ensure that as the scheme progresses 
it does not adversely impact the Crossrail 2 proposals.   

38 The proposed development will see an increase in pedestrian and cycle trips to 
and from the site and the local area. A basic healthy streets check has been undertaken 
however accident analysis has not been provided. Furthermore, improvements to the 
local area, measures which can be used to eliminate accidents, and how the scheme 
will contribute towards the Vision Zero approach has not been identified. However, 
given the distance to the Transport for London Road Network (TLRN) and Strategic 
Road Network (SRN), it is recommended that it is for the borough secure a financial 
contribution to improve pedestrian and cycle infrastructure in the surrounding area.   

39 There will be no direct vehicular access from the TLRN and the proposed 
development is car free.  Existing disabled persons parking bays are located in the St 
George Road Car Park.  

40 The trip generation assessment provided with the application is acceptable. 
Given the number of public transport services in close proximity of the site, the uplift in 
public transport trips will not result in capacity issues on these services.   
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41 134 cycle parking spaces are proposed on site which accords with the Mayor’s 
intend to publish London Plan.  Short-stay cycle parking is located within the public 
realm. Long-stay cycle parking is located within two cycle stores; one located on the 
ground floor and a larger store located within the basement.  Access to the ground floor 
cycle store is acceptable and accords with the Chapter 8 of the London Cycling Design 
Standards (LCDS). However, access does not meet LCDS standards as the access to 
the basement cycle store is not step free and requires cyclist to use a bike rail on the 
stairs and is only accessed via multiple doors. The type of long-stay cycle parking has 
not been specified; 10% of the cycle parking spaces should be Sheffield Stands on the 
ground floor. This should be confirmed by the applicant and secured in any planning 
permission. In addition, there is a requirement to provide cycle parking space for larger 
adapted cycles, catering for disabled persons.  Further work is required concerning the 
basement cycle store to ensure it is designed and laid out in accordance Chapter 8 of 
LCDS. 

42 A travel Plan should be secured, monitored, reviewed, and enforced through the 
Section 106 legal agreement, and a delivery and servicing plan and construction 
logistics plan should be secured by condition. 

Local planning authority’s position  

43 Merton Council planning officers have engaged in pre-application discussions 
with the applicant and are undertaking an assessment of the submitted planning 
application.  

Legal considerations 

44 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 

45 There are no financial considerations at this stage. 

Conclusion  

46 London Plan and Intend to publish London Plan policies on town centres, land 
uses, urban design, heritage, inclusive design, energy, sustainable drainage, water 
efficiency, urban greening, and transport are relevant to this application. The below 
issues must be addressed to ensure the proposal complies with the London Plan and 
the Mayor’s intend to publish London Plan:  
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• Principle of development: The redevelopment of this town centre site to 
provide additional office floorspace is strongly supported.  

• Design: The overall urban design approach is well considered and supported. 
There are no strategic design concerns raised. 

• Transport: Further information is required to demonstrate that the basement 
cycle parking is designed and laid out in accordance with London Cycling 
Design Standards.  Consideration of how cycle parking facilities will cater for 
larger cycles, including adapted cycles for disabled people is also required. 

• Energy: The Energy Hierarchy has been followed; and the proposed strategy 
is generally supported; however, additional information should be submitted to 
ensure compliance with the London Plan and policies of the Mayor’s intend to 
publish London Plan. Detailed technical comments in respect of energy have 
been circulated to the Council to be addressed in their entirety. 

• Urban Greening: A landscape plan detailing the landscape proposals should 
be provided and the Urban Greening Factor should be calculated in 
accordance with Policy G5 of the Mayor’s intend to publish London Plan and 
meet the specified target. Increasing the quality and quantity of urban greening 
at ground level, on the building facades and on the roof, may be required to 
improve the score. 

                                                                                                                                                                                                     
 

for further information, contact GLA Planning Unit (Development Management): 
 
Debbie Jackson, Director, Built Environment 
020 7983 5800 email debbie.jackson@london.gov.uk  
John Finlayson, Head of Development Management  
020 084 2632 email John.Finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management  
020 7084 2820 Alison.Flight@london.gov.uk  
Kate Randell, Team Leader – Development Management 
020 7983 4783    email Kate.randell@london.gov.uk   
Emily Leslie, Senior Strategic Planner, Case Officer  
020 7983 4783 email Emily.Leslie@london.gov.uk  
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