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1.0 INTRODUCTION 

1.1. This Heritage Statement has been produced by heritage unlimited to accompany a 

planning application in relation to the conversion of the Ordnance Arms Public House 

and hostel into a hotel and pub, including reinstatement of historic details to its frontage 

and roof. 

1.2. The property is recognised as a non-designated heritage asset (NDHA) and is located 

within Woolwich Conservation Area, which was designated in 2019. Historic England 

also recognise the area as Woolwich High Street Heritage Action Zone, owing to the 

high vacancy and run down condition of historic buildings in the area which necessitate 

widespread regeneration. 

1.3. NDHA differ from listed buildings, which are designated heritage assets and formally 

protected by the Planning (Listed Buildings and Conservation Area) Act 1990. NDHA 

are given a material consideration with the planning system with regards to the 

National Planning Policy Framework (2021) 

1.4. As the proposed works affect heritage assets, paragraph 194 of the National Planning 

Policy Framework (2021) (NPPF) requires a Heritage Statement to support the 

planning application. This document has been prepared in accordance with the 

requirements of the NPPF. 

1.5. The purpose of a Heritage Statement is to identify the significance of any heritage 

asset affected by the proposed development, the impact the proposed development 

will have upon the identified significance and justification for the proposed 

development. The Heritage Statement also needs to assess the proposed work in 

accordance with the statutory tests provided in the Planning (Listed Buildings and 

Conservation Areas) Act 1990. 

1.6. This Heritage Statement should be read in conjunction with architectural plans and 

other supporting documents, which form this planning application. 

1.7. This report has been compiled by Shaun Moger MSc Historic Building Cons and is based 

on a site visit and desk-based research carried out in February 2022. 
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2.0 SITE LOCATION AND CONTEXT 

2.1. The property is located on the eastern side of Beresford Square, a prominent open 

space in Woolwich at the meeting point of Beresford Street, Plumstead Road, and 

Woolwich New Road, approximately 100m north of Woolwich station and 100m south 

of the new crossrail station. The square is pedestrianised and used as the main open 

air marketplace in the area. 

2.2. The Ordnance Arms was built c.1880 and forms the northern end of a three storey 

island block of irregular plan form, tapering to a wedge shape at either end. The block 

is a key contributor to the character of Beresford Square and encloses it on the 

southeast side. 

2.3. At ground floor level, the block contains shops, with the pub being the most prominent 

and long running fixture. The hostel which occupies the first and second floors above 

is accessed by an external entrance door on the east elevation on Woolwich New 

Road. 

2.4. The building features a parapet roof, attic, and octagonal turret to the northern corner 

surmounted by a lead bell-shaped roof with a finial and conductor. To the opposing 

end of the block is a hexagonal turret with a pointed roof, finial, and weathervane. The 

whole block is of a consistent architectural style, constructed of stock brick and 

incorporating detailing such as window surrounds, string courses, pilasters, and more 

of stone. A red brick frieze also runs around the block between the first and second 

floors, however this has been rendered smooth and painted black on the Ordnance 

Arms. 

2.5. The condition of the building has declined in recent years leaving the exterior in a state 

of disrepair including flaking paint, crumbling stone detailing, and plant growth to the 

roof and façade. Furthermore, many historic features to the exterior, including the 

Victorian pub frontage and parapet wall detailing were lost or incongruously replaced 

in the mid-20th century. 

2.6. The property is located on the eastern side of the recently designated Woolwich 

Conservation Area. 

2.7. To the north of the Ordnance Arms is the Grade II listed Royal Arsenal Gatehouse (see 

HS1). 
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Fig.1: Site location. 

N 
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Fig.2: The northern corner of the property is the defining feature of the block, dominated by the 
octagonal tower and lead bell roof. The inset small balcony with balustrade and Corinthian 
columns is also a key feature and unique to this end of the block. The heavy corbels and cornice 
to the base of the tower create an almost crenelated appearance when looking up from the 
street below. 
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Fig.3: The island block viewed looking southeast from the market in Beresford Square. Whilst 
the colouration of each property has changed the architectural style is consistent throughout. 
Historically the parapet of the Ordnance Arms also included gabled forms, but these were 
removed by the mid-20th century. 

 

Fig.4: The east elevation of the property the entrance door to the hostel is the middle door in 
the image. 
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Fig.5: An original door surround and cornicing on the first floor and balustrade to the entrance 
stairs. 
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Fig.6: A larger door with surround, ornate cornicing, picture rail and skirting in the entrance 
lobby of the first floor. 
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Fig.7: Original cornicing in the lobby, the walls to either side and the arched doorway are 
modern in context. 
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Fig.8: A less ornate but original cornice can also be found in one room of the first floor. 

 

Fig.9: The original stairs between the first and second floors. 
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Fig.10: One of two original fire surrounds - this being the second floor example with the other 
in the corresponding first floor room below. 

 

Fig.11: A modern rooflight and lining visible through the hatch. 
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Fig.12: Inside the Ordnance Arms pub, whilst most of the bar has been refitted, the cast iron 
pillars are original. 

 

Fig:13: Inside the Ordnance Arms pub, the toilet partition is modern in context. 
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3.0 IDENTIFIED HERITAGE ASSETS 

3.1. The National Planning Policy Framework (NPPF) requires that all heritage assets 

affected by the proposed development are identified and their significance, which 

includes setting, are described. The level of 'harm' the proposed works will have to the 

identified heritage assets also needs to be determined within the context of a Heritage 

Statement. 

3.2. This section of the document identifies the principal heritage assets, the NDHA the 

Ordnance Arms, Woolwich Conservation Area, and the setting of the Grade II listed 

building the Main Entrance to Royal Arsenal (see HS1 for full listing description). 

Ordnance Arms (part of 15-19 Beresford Square) 

3.3. The Ordnance Arms is included on Royal Greenwich’s Local Heritage List, where it is 

listed as part of the block 15-19 Beresford Square. 

3.4. Early maps and accounts reveal that before the development of Beresford Square, the 

area was a village green with only a few small low-roofed cottages. 

3.5. Beresford Square was eventually developed further and named in 1837 after the First 

Viscount Beresford, Master General of the Ordnance, who was responsible for building 

the Square's iconic Royal Arsenal Gatehouse in 1828-29. Beresford Square has since 

served as Woolwich's marketplace, transport hub, and social centre with shops, pubs, 

churches, a theatre, cinema, banks, tram, and trolleybus services. It is also well 

connected, with Woolwich Arsenal railway station and the Woolwich Ferry close by. 

3.6. An early development including a public house known as The Ordnance Arms can first 

be seen in the 1860s map. Though the plan form of the group of detached buildings is 

very similar to the block which exists today, the site was fully redeveloped c.1880 to 

create a single continuous and uniform island block. 

3.7. The first map to show the existing property is the 1895 Ordnance Survey map. The 

map also reveals that the area around the square had been similarly developed in this 

period, with extensions also visible to the Royal Mortar Hotel opposite and the other 

buildings fronting the Square. The tramlines also first appear on this map and would 

remain until the mid-20th century. 
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3.8. The plan form of the Ordnance and the block as a whole does not appear to change 

at all between the 1895 map and the present day. This can be supported by looking at 

the current elevations of the building which (shop signage aside) retain a good level of 

originality. 

3.9. One notable change to the Ordnance Arms is the loss of the pedimented details to the 

parapet wall. These can be seen in historic images from the early 20th century and are 

thought to have been removed by the mid-20th century as they are absent in a 1957 

photograph. 

3.10. In pre-1950 images (such as Figure 26) the original Victorian pub frontage is visible 

and included ornate columns, capitals, and tilework beneath the windows. These were 

replaced in mid-20th century works which modernised/simplified the appearance with 

plain tiles, render, and paint. The original corner entrance and columns were also 

removed at this time. The existing frontage now appears dated and at odds with the 

Victorian character of the block and its environs. 

3.11. The pub has undergone a number of other external changes from the mid-20th to the 

early 21st century including repainting and renaming (having briefly been O’Connors 

before reverting to the Ordnance Arms in 2016).  

3.12. The interior of the buildings exhibits numerous examples of post-construction layout 

changes which are apparent from floor plans of the sub-divided rooms and when 

looking at the interruption of the historic cornices and skirting, particularly on the first 

floor.  

3.13. Historic internal features which have been retained (in various conditions) include two 

fire surrounds (Figure 10), the stairs, door surrounds to the ground and first floor hostel 

entrance areas, and the cast iron pillars in the bar. 

3.14. 20th and 21st century changes are also visible to the roof from within the attic, including 

a modern rooflight and lining. 
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Fig.14: Map of Woolwich Warren (Royal Arsenal) in 1701, drawn by General Borgard in 1781. 
The approximate location of the site is marked by the arrow and whilst the area was a green at 
this time, the shape is similar to the present Beresford Square.  

 

Fig.15: Map of Woolwich, 1740s. Site marked by the arrow. 

N 
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Fig.16: Tithe Map, 1846. Before the development of the existing block, but the outline of the 
plot, number 64, is similar. 

 

Fig.17: Ordnance Survey map, surveyed 1864 to 1866, published 1869. Drawn prior to the 
construction of the existing buildings, however the form of the cluster is almost identical and an 
earlier iteration of the Ordnance Arms stands in its place. 

N 

N 
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Fig.18: Ordnance Survey map, surveyed 1893, published 1895. The first map to show the 
existing building and in a plan form which has not changed to the present day. This is also the 
first appearance of the tram through Beresford Square. 

 

Fig.19: Ordnance Survey map, revised 1914, published 1916. Showing an expanded tram 
network and associated shelter/lavatory. The area to the north is shown blank due to being a 
classified military site. 

N 

N 
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Fig.20: Ordnance Survey map, surveyed 1956, published 1957. The tram has gone but the 
shelter and use of the market remain. 

 

Fig.21: Ordnance Survey map, published 1970s. Changes visible to the buildings to the west 
of the square. 

N 

N 
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Fig.22: Ordnance Survey map, published 1980s. The public conveniences in the square have 
changed, the other pub on the corner opposite has been removed, and the townscape to the 
north has changed with the Entrance to the Arsenal site included but not yet drawn in detail. 

 

Fig.23: Early 1900s photograph of the market which depicts the earlier form of the parapet wall 
with pediment detailing. 

N 
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Fig.24: 1913 photograph of Beresford Square with the Entrance to the Royal Arsenal also in 
shot to the left and the Ordnance to the right. The environment appears bustling thanks to the 
tram, market, and prospering local business and entertainment. 

 

Fig.25: 1921 Aerial Photograph of Beresford Square. The site is marked by the arrow with the 
whole parapet wall with detailing clearly visible. 
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Fig.26: Late 1940s photograph which shows the earlier and more decorative Victorian frontage 
with ornate columns, capitals, and tilework. 

 

Fig.27: 1957 photograph, the frontage has been changed with the columns simplified and the 
walls smoothed over. The parapet wall detailing has also been removed. 
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Fig.28: Late 1970s photograph. The name ‘The Ordnance Arms’ can be seen on the brickwork 
to the second floor. 

 

Fig.29: Late 1980s photograph of the market. The red brick frieze between the floors can be 
seen, prior to the current repainting in black. The Entrance to the Royal Arsenal is on the left. 
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Woolwich Conservation Area 

3.15. Woolwich Conservation Area (WCA) was designated in 2019. A conservation area 

appraisal has not yet been published; however, the special architectural and historic 

interest of Woolwich town centre, the potential conservation area, and local heritage 

listings were identified in a recent heritage appraisal commissioned by the Royal 

Borough: the Woolwich Town Centre Heritage Study (December 2018). 

3.16. The study covers a wider area than the conservation area, however the character area 

they have identified as Powis Street and Beresford Square forms the core of the 

finalised WCA. The remaining zones consist in the main of parts of the commercial, 

residential, and civic areas. 

3.17. Woolwich has been occupied since at least the Iron Age, when between 300 and 100 

BC a settlement or Oppidum occupied the stretch of river bank between Bell Water 

Gate and the Royal Arsenal. This was a significant settlement protected by a 

substantial earthwork bank and ditch, remains of which were uncovered in 1980s 

excavations. The Oppidum was abandoned for a time, and then re-occupied towards 

the end of the Roman occupation in the fourth century AD. A small Saxon settlement 

later developed along the riverbank road. The suffix ‘wic’ is Saxon, meaning ‘fortified 

settlement’, and as such the most likely explanation for Woolwich’s name is ‘Wool 

town’. The town expanded along the river during the early medieval period, also 

extending south beyond the road and east to what is now Warren Lane. A ferry 

crossing to the north bank of the Thames was formalised with a franchise from the king 

in the fourteenth century. 

3.18. The Powis Street and Beresford Square character zone mentioned in the Borough’s 

study comprises of the commercial streets of Powis Street; Hare Street; the south side 

of Woolwich High Street; Barnard Close; the western end of Macbean Street and 

Beresford Square. Whilst the character of Beresford Square is more informal than the 

Powis Street precinct, together they continue to form the commercial core of Woolwich.  

3.19. Central to this character zone’s historical development was the foundation and activity 

of the Royal Arsenal Co-operative Society (RACS). The RACS was originally founded 

as the Royal Arsenal Supply Association in 1868 by a group of workers from the 

Arsenal. Part of the national movement of consumers’ societies which emerged with 

the industrial revolution, the RACS grew over time and by 1889 had acquired a 

membership of nearly seven thousand, making it one of the largest in the south-east 
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of England. Membership reached one hundred thousand in the 1920s, and by the time 

of its peak in the 1970s the RACS had some half a million members. The social 

importance of the RACS in Woolwich is reflected in the buildings the society 

constructed in the town, some of which are relatively grand. The RACS initially built 

simple food shops, supplying local residents with low-price essential goods, but as the 

society’s membership increased, it evolved into an important property developer in the 

area. Subsequently the RACS constructed housing, as well as large department and 

central stores. Two of the more impressive structures which survive on Powis Street 

are the Art Deco former department store and the former Central Stores. These 

relatively grand buildings serve as architectural monuments to the co-op and building 

society movements which form an important part of Woolwich’s social history. 

3.20. Woolwich is not an area of homogenous character, instead the sub-areas have distinct 

characters of their own as identified by the Royal Borough’s study. However, some 

overarching themes for the WCA can be identified and include:  

• The town’s military and industrial past and its setting. 

• Social co-operative movements embodied in the buildings of the Royal Arsenal 

Co-operative. 

• Connections between the town and the river. 

• Woolwich’s development as a civic centre – Georgian, Victorian, and early 

twentieth-century buildings, street frontages, and open spaces that typify civic 

character. 

3.21. The Powis Street and Beresford Square character area is more unified and is 

summarised in the study as: 

Characterful Victorian architecture constructed predominantly in brick, with 

later early twentieth-century buildings with faience and ceramic finishes. Three 

storey building heights with commercial ground floor uses opening directly onto 

the street. Narrow plot sizes, often extended to the rear. Former Royal Arsenal 

Cooperative Society and Woolwich Equitable Building Society buildings. Poor 

quality shop signage and frontages often relating poorly to the character and 

architecture of the host building. Retail character including small businesses 

and shops serving minority communities. 
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Fig.30: Woolwich Conservation Area, outlined in red. 

 

Fig.31: Powis Street and Beresford Square from the Town Centre Heritage Study. 



  

 

    Ordnance Arms | Heritage Statement                                        25 

Main Entrance to the Royal Arsenal 

3.22. Also known as the Royal Arsenal Gatehouse or Beresford Gate, the structure was built 

in stages beginning with the gateway and gatehouse in 1829, the bell tower in 1859, 

and the upper storey over the gateway in 1891. Work started on the gate under First 

Viscount Beresford, Master General of the Ordnance, after whom Beresford Square 

(previously Greens End) was renamed.  

3.23. The gate consists of two storeys with three windows over three carriage entrances, the 

centre of which is taller, plus blank side abutments. The ground floor is of yellow stock 

brick with stone heads and keystones to the segmental arches. The upper level is red 

brick with stone dressings. The gate includes buttresses, a parapet resting on stone 

and brick corbels, banding, and a centrally mounted clock. The windows are three and 

two-light mullioned and transomed units with sashes below the transom and margin 

lights to the heads. 

3.24. The original mortars, cast at the Royal Brass Foundry and bearing the cipher of George 

IV, that sat atop the gatehouse were removed and sent to Fort Nelson, Portsmouth, 

but have now been replaced with replicas. 

3.25. It has been cut off from the (now former) Arsenal site since 1986 following the 

construction of the A206 to the north. 

3.26. As the proposed works to the Ordnance Arms are primarily internal, with the external 

comprising mainly of the reinstatement of historic features, they are not expected to 

harm the setting of the listed building. Instead, the visual improvement will have a 

positive impact on the wider setting. 

 

Fig.32: The Main Entrance to the Royal Arsenal. 
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4.0 PLANNING LEGISLATION AND POLICIES   

Legislation  

4.1. The legislative framework for the preservation and enhancement of listed buildings and 

conservation areas are set out in the Planning (Listed Buildings and Conservation 

Areas) Act 1990. Historic England, defines preservation in this context, as not harming 

the interest in the building, as opposed to keeping it utterly unchanged.  

4.2. In 2014, a ruling by the Court of Appeal (Barnwell Manor Wind Energy Ltd v East 

Northants District Council, English Heritage and the National Trust) made clear that to 

discharge this responsibility, decision makers must give considerable importance and 

weight to the desirability of preserving the setting of listed buildings (and by implication 

other heritage assets) when carrying out the balancing exercise of judging harm 

against other planning considerations, as required under the National Planning Policy 

Framework. 

4.3. Another ruling made in May 2017 by the Court of Appeal (Barwood Strategic Land II 

LLP v East Staffordshire Borough Council and the Secretary of State for Communities 

and Local Government), upheld a High Court ruling, that subordinates National 

Planning Policy Framework development presumptions to the statutory authority of an 

up-to-date local plan, as the NPPF is no more than ‘guidance for decision-makers, 

without the force of statute behind it. Paragraph 13 of the decision states, ‘The NPPF 

is the Government’s planning policy for England. It does not have the force of statute, 

and, ought not to be treated as if it did. Indeed, as one might expect, it acknowledges 

and reinforces the statutory presumption in favour of the development plan, and it also 

explicitly recognizes and emphasizes its own place in the plan-led system of 

development control. Its “Introduction” acknowledges that “[planning] law requires that 

applications for planning permission must be determined in accordance with the 

development plan, unless material considerations indicate otherwise”, and that “[the 

NPPF] must be taken into account in the preparation of local and neighbourhood plans 

and is a material consideration in planning decisions”. Paragraph 12 recognizes that 

the NPPF “does not change the statutory status of the development plan as the starting 

point for decision making”. Paragraph 13 describes the NPPF, correctly, as “guidance 

for local planning authorities and decision-takers”, which, in the context of development 

control decision-making, is “a material consideration in determining applications”. 

Paragraph 215, in “Annex 1: Implementation”, says that “due weight should be given 
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to relevant policies in existing plans according to their degree of consistency with [the 

NPPF] (the closer the policies in the plan to the policies in [the NPPF], the greater the 

weight that may be given)”, but this too is guidance for decision-makers, without the 

force of statute behind it’. 

4.4. Therefore, by implication, this judgment again emphasises the relative importance of 

sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 in making planning decisions in relation to development that affects listed 

buildings and conservation areas. 

4.5. Section 66(1) relates to planning applications and states, ‘In considering whether to 

grant planning permission for development which affects a listed building or its setting, 

the local planning authority or, as the case may be, the Secretary of State shall 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’. 

4.6. Section 72(1) relates to development affecting conservation areas and states, ‘‘In the 

exercise, with respect to any buildings or other land in a conservation area…’special 

attention shall be paid to the desirability of preserving or enhancing the character or 

appearance of that area”. 

4.7. As a minimum, the test provided in both sections requires the development to preserve 

the listed building or its setting and preserve the character or appearance of a 

conservation area.  

4.8. Historic England defines preservation in this context as not harming the interest in the 

building, as opposed to keeping it utterly unchanged. 

National Planning Policy Framework (2021) 

4.9. As mentioned above, there is a need to carry out a balancing exercise of judging harm 

against other planning considerations as required under the NPPF. The NPPF sets out 

the Government’s planning policies for England and how these are to be applied. The 

guiding principle of the document is a presumption in favour of sustainable 

development and the protection and enhancement of the historic environment is 

embedded in this approach. 

4.10. Sustainable development is defined as meeting the needs of the present without 

compromising the needs of the future. Paragraph 8 of the NPPF breaks down this 
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definition into three objectives: economic, social, and environmental. Within the 

environmental objective, sustainable development needs to contribute to ‘protecting 

and enhancing our natural, built and historic environment’. 

4.11. Paragraph 20 of the NPPF contains Strategic Policies, which provide an overall 

strategy for the pattern, scale and quality of development and make sufficient provision 

for the conservation and enhancement of the natural, built, and historic environment. 

4.12. Section 16 of the NPPF contains policies relating to conserving and enhancing the 

historic environment. Within this section (paragraph 194), the Local Planning Authority 

requires the applicant to describe the significance of any affected heritage asset 

including any contribution made by their setting as part of an application. 

4.13. Significance is defined in Annex 2 of the NPPF, as the value of a heritage asset to this 

and future generations because of its archaeological, architectural, artistic, or historical 

interest. Significance also derives not only from the asset’s physical presence but also 

from its setting. Setting of a heritage asset is the surroundings in which the heritage 

asset is experienced, the extent of which is not fixed and can change as the asset and 

its surroundings evolve. Elements of a setting may make a positive or negative 

contribution to significance of an asset. 

4.14. Impact from a proposed development to the significance of a designated heritage asset 

needs to be evaluated, NPPF paragraph 199, states, ‘When considering the impact of 

a proposed development 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). This is irrespective of whether any potential harm 

amounts to substantial harm, total loss or less than substantial harm to its significance’. 

NPPF paragraph 200 identifies that alteration, destruction, or development within the 

setting of a designated heritage asset can result in harm to, or loss of, the significance 

of the asset and that such loss requires a clear and convincing justification. Substantial 

harm to or loss of a grade II listed building should be exceptional and substantial harm 

or loss of grade I and grade II* listed buildings should be wholly exceptional. 

4.15. NPPF Paragraphs 201 and 202 define the levels of harm as substantial or less than 

substantial. The National Planning Practice Guidance (NPPG) provides useful 

guidance on assessing harm in relation to these definitions and gives the following 

example, ‘In determining whether works to a listed building constitute substantial harm, 

an important consideration would be whether the adverse impact seriously affects a 
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key element of its special architectural or historic interest. It is the degree of harm to 

the asset’s significance rather than the scale of the development that is to be assessed. 

The harm may arise from works to the asset or from development within its setting’. 

The NPPG quantifies substantial harm (NPPF paragraph 201) as total destruction 

while partial destruction is likely to have a considerable impact but, depending on the 

circumstances, it may still be less than substantial harm or conceivably not harmful at 

all. Anything less than total destruction needs to be evaluated on its own merits, for 

example, the removal of elements to an asset which themselves impact on its 

significance may therefore not be harmful to the asset. The NPPG advises works that 

‘are moderate or minor in scale are likely to cause less than substantial harm (NPPF 

paragraph 202) or no harm at all’. However, it is important to consider each 

development in its own context as the NPPG also identifies that minor works have the 

potential to course substantial harm to the significance of an asset. 

4.16. Paragraphs 201 and 202 refer to ‘public benefit’ as a means to outweigh the loss of or 

harm to a designated heritage asset. The NPPG identifies that public benefit may 

follow many developments and as such this benefit could be anything that delivers 

economic, social or environmental progress which are the dimensions to sustainable 

development defined by NPPF Paragraph 8. The NPPG states, ‘Public benefits should 

flow from the proposed development. They should be of a nature or scale to be of 

benefit to public at large and should not just be a private benefit. However, benefits do 

not always have to be visible or accessible to the public in order to be genuine public 

benefit’. Public benefits may include heritage benefits such as: 

• Sustaining or enhancing the significance of a heritage asset and the 

contribution of its setting. 

• Reducing or removing risk to heritage asset. 

• Securing the optimum viable use of a heritage asset in support of its long- term 

conservation. 

4.17. The requirement for non-designated heritage assets to be considered is set out in 

NPPF Paragraph 203 whereby a balanced judgement is require having regard to the 

scale of any harm or loss and the significance of that non-designated heritage asset. 

4.18. The three points above relate to NPPF Paragraph 192, which requires the Local 

Planning Authority to take these points into account when determining applications. 

Although, there is no defined list of public benefits, examples of public benefit for a 

designated heritage asset may include: 
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• The restoration of a listed building. 

• The improved setting of a listed building.  

• The enhancement of a conservation area. 

Local Planning Policy 

4.19. As well as legislation and national planning policies relating to the historic environment, 

Royal Greenwich Local Plan: Core Strategy With Detailed Policies (2014) also has 

relevant policies.  

Policy TC2 Woolwich Town Centre 

Woolwich Town Centre will re-assert itself as a Major Centre in South East 

London, improving the quality and quantity of its retail offer and clawing back 

trade that has previously been lost to other centres. The Royal Borough will be 

supportive of development that contributes to the eventual reclassification of 

Woolwich as a Metropolitan Centre. Woolwich will accommodate the majority 

of additional town centre development in Royal Greenwich over the plan period, 

including:  

• Additional and improved comparison retail floorspace;  

• Office development;  

• Leisure, cultural and tourism uses that contribute towards the evening 

vitality of the Centre and increase economic benefits; and  

• Improved links and enhanced connectivity between the Town Centre, 

Woolwich Common, the Royal Arsenal and the River Thames, thereby 

making better use of Woolwich's historic and cultural assets and helping 

to attract more visitors to the Centre. 
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Policy DH3 Heritage Assets  

The Royal Borough will protect and enhance the heritage assets and settings 

of Royal Greenwich, including the Maritime Greenwich World Heritage Site, 

preserving or enhancing the character or appearance of the 20 Conservation 

Areas, applying a presumption in favour of the preservation of statutory listed 

buildings and their settings, giving substantial weight to protecting and 

conserving locally listed buildings, protecting the three registered parks and 

gardens, as well as Royal Greenwich's archaeological remains and areas of 

special character. 

London Plan (2021) 

4.20. Also relevant to the application are polices contained in the London Plan (2021) and 

include: 

Policy HC1 Heritage conservation and growth: 

A. Boroughs should, in consultation with Historic England, local communities 

and other statutory and relevant organisations, develop evidence that 

demonstrates a clear understanding of London’s historic environment. This 

evidence should be used for identifying, understanding, conserving, and 

enhancing the historic environment and heritage assets, and improving 

access to, and interpretation of, the heritage assets, landscapes and 

archaeology within their area.  

B. Development Plans and strategies should demonstrate a clear 

understanding of the historic environment and the heritage values of sites 

or areas and their relationship with their surroundings. This knowledge 

should be used to inform the effective integration of London’s heritage in 

regenerative change by:  

1) setting out a clear vision that recognises and embeds the role 

of heritage in place-making 

 2) utilising the heritage significance of a site or area in the 

planning and design process  
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3) integrating the conservation and enhancement of heritage 

assets and their settings with innovative and creative contextual 

architectural responses that contribute to their significance and 

sense of place  

4) delivering positive benefits that conserve and enhance the 

historic environment, as well as contributing to the economic 

viability, accessibility and environmental quality of a place, and 

to social wellbeing.   

C. Development proposals affecting heritage assets, and their settings, 

should conserve their significance, by being sympathetic to the assets’ 

significance and appreciation within their surroundings. The cumulative 

impacts of incremental change from development on heritage assets and 

their settings should also be actively managed. Development proposals 

should avoid harm and identify enhancement opportunities by integrating 

heritage considerations early on in the design process.  

D. Development proposals should identify assets of archaeological 

significance and use this information to avoid harm or minimise it through 

design and appropriate mitigation. Where applicable, development should 

make provision for the protection of significant archaeological assets and 

landscapes. The protection of undesignated heritage assets of 

archaeological interest equivalent to a scheduled monument should be 

given equivalent weight to designated heritage assets. 

E. Where heritage assets have been identified as being At Risk, boroughs 

should identify specific opportunities for them to contribute to regeneration 

and place-making, and they should set out strategies for their repair and 

reuse. 
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5.0 ASSESSING SIGNIFICANCE 

5.1. Significance of a heritage asset is defined by the NPPF as the value of a heritage asset 

placed on it by current and future generations because of its heritage interest. This 

interest may be archaeological; architectural; artistic or historical. The setting of a 

heritage asset also contributes to its significance and is defined by the NPPF as the 

surrounding in which a heritage asset is experienced. In comparison, Historic 

England’s Conservation Principals (2008) uses evidential; aesthetic; historical and 

communal values to define significance. These different set of values have been 

combined for the purpose of this report. 

5.2. Part 4 of British Standard 7913:2013 Guide to Conservation of Historic Buildings 

provides information on heritage values and significance. In context, this document 

states, ‘A wide range of factors can contribute to the significance of a historic building. 

As well as physical components, significance includes factors such as immediate and 

wider setting, use and association (e.g., with a particular event, family, community or 

artist and those involved in design and construction)’.  

5.3. Identifying the values of an asset allow us to understand the degree of significance 

and inform us of the potential impact the proposed works will have the heritage asset 

and is setting. These values may be tangible, the physical fabric of the building, 

capable of being touched, or view such as its landscape. Also, the value may be 

intangible through a past event or an association with a person.  

• Evidential (archaeological) value relates to physical aspects of the site which 

provide evidence from the past. This can be with built form or below ground 

archaeology.  

• Historical value is the extent to which the asset is associated with or illustrative 

of historic events or people.  

• Aesthetic (architectural/artistic) value includes design, visual, landscape 

and architectural qualities.  

• Communal value includes social, commemorative, or spiritual value, local 

identity, and the meaning of place for people.  
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5.4. The assessment of significance draws upon information contained in the section on 

Heritage Assets and uses the values defined above to establish the level of 

significance detailed below:  

• Features of the asset which contribute to the principal historical and 

architectural interest are considered to be of high significance.  

• Features of the asset which noticeably contribute to the overall architectural or 

historical Interest and may include post construction features of historic or 

design interest are considered to be of medium significance.  

• Features of the asset which make a relatively minor contribution to the historic 

and architectural interest are considered to be of low significance. 

• Features which do not contribute to the historic and architectural interest of the 

asset, and in some cases may even detract from the significance are therefore 

considered to be either neutral or detracting.  

Assessing Setting 

5.5. The primary guiding document for assessing setting is The Setting of Heritage Assets: 

Historic Environment Good Practice Advice in Planning 3 (2017), produced by Historic 

England is the primary guiding document for assessing setting.  

5.6. Setting varies from asset to asset and cannot be generically defined. Changes to the 

setting of heritage assets may be positive such as replacing poor development which 

has compromised the assets setting. It is likely that the setting of an asset has changed 

over time from the dynamics of human activity and natural occurrences such as 

weather. 

5.7. The importance setting makes to the contribution to the significance of the heritage 

asset is often related to how the heritage asset is seen in views. This can include views 

looking towards the heritage asset or from the heritage asset looking outwards and 

may include relationships between the asset and other heritage assets, natural or 

topographical features. Assets may also be intended to be seen from one another in 

designed landscapes for aesthetic reasons.  
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5.8. Historic England’s Good Practice Advice 3, The Setting of Heritage Assets (2017), 

notes a staged approach to proportionate decision-taking, with relevant NPPF 

paragraphs along with guidance contained in the National Planning Practice Guidance 

(NPPG) for their implementation, providing the framework for the consideration of 

changes affecting the setting of heritage assets which should be assessed 

proportionately and based on the nature, extent, and level of the heritage asset’s 

significance.  

5.9. The Guidance recommends a five-step approach to the assessment of the effect of 

development on the setting of heritage assets as follows:   

Step 1: identify which heritage assets and their settings are affected;  

Step 2:  assess whether, how and to what degree these settings make a         

contribution to the significance of the heritage asset(s);  

Step 3:  assess the effects of the proposed development whether beneficial or 

harmful, on that significance;  

Step 4:  explore ways of maximising enhancement and avoiding or minimising 

harm; 

Step 5:  make and document the decision and monitor outcomes. 

Assessing Significance 

5.10. In order to assess and quantify the level harm to the significance of a heritage asset in 

context with the relevant Paragraphs in the NPPF, the Planning Policy Guidance 

(PPG), a web-based resource provides up-to-date guidance on NPPF policies. The 

PPG provides useful guidance on assessing harm in relation to Paragraphs 193 and 

194 of the NPPF. The PPG states, ‘in determining whether works to a listed building 

constitute substantial harm, an important consideration would be whether the adverse 

impact seriously affects a key element of its special architectural or historic interest. It 

is the degree of harm to the asset’s significance rather than the scale of the 

development that is to be assessed. The harm may arise from works to the asset or 

from development within its setting’. 

5.11. In defining what constitutes substantial harm, the PPG identifies that the impact of total 

destruction is obviously substantial harm while partial destruction is likely to have a 
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considerable impact but, depending on the circumstances, may still be less than 

substantial harm or conceivably not harmful at all. Anything less than total destruction 

needs to be evaluated on its own merits, for example, the removal of elements to an 

asset which themselves impact on its significance may not be harmful to the asset. 

5.12. The PPG advises works that ‘are moderate or minor in scale are likely to cause less 

than substantial harm or no harm at all’. However, it is important to consider each 

development in its own context as the PPG identifies that minor works have the 

potential to course substantial harm to the significance of an asset. This would be so 

if for example the works removed an element which contributed to the assets special 

architectural or historic interest. 

Significance of the Ordnance Arms   

5.13. The Ordnance Arms is a non-designated heritage asset which is significant due to its 

character as part of a Victorian island block development with many decorative details 

which make it a local landmark overlooking Beresford Square. It contributes to the 

wider setting and streetscape of the area and has low significance. 

Significance of Woolwich Conservation Area   

5.14. The significance of the conservation area is derived from Woolwich’s diverse history 

as a prominent military area with Victorian highstreets and the market at Beresford 

Square. The area has suffered notable disrepair and the fitting of incongruous modern 

shopfronts and infill developments in recent years, however buildings of character do 

remain. 

5.15. Woolwich Conservation Area is a heritage asset considered to be of medium 

significance. 

Significance of the Entrance to the Royal Arsenal   

5.16. The significance of the Arsenal Gatehouse is derived from its military history as part of 

the Royal Arsenal as well as its architectural style; a combination of Georgian and 

Victorian styles which blends fortification with decoration. The grade II listed building 

contributes to the wider setting and streetscape of the area and has medium 

significance. 
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6.0 PROPOSED WORKS AND ASSESSMENT 

Proposed Works 

6.1. It is proposed to convert the building for use as a hotel with seventeen ensuite rooms 

across the first, second, and third floors. The ground floor will be used as a pub. 

6.2. A new third floor will be added to the building using a raised slate mansard roof to 

match existing. As part of this, the historic parapet wall detailing will also be reinstated 

in the form of pediments dormers with ball finials and sash windows to match existing. 

The roof will also connect to the base of the turret (containing a bathroom for one of 

the rooms) via a short frameless glass link with a zinc roof. The existing chimneys will 

either be retained (in the case of those on the parapet) or replaced with lightweight 

replicas. 

6.3. Two of the four third floor rooms will have disability access including wheelchair 

accessible shower rooms and kitchenettes. 

6.4. The lightwell on the southeast elevation of the building will be infilled to full height to 

provide additional space for accommodation. It will be constructed of stock brick and 

the spacing of the sash windows will be a continuation of the existing on the elevation. 

6.5. The existing hostel entrance and first-to-second floor stairs will be retained with the 

latter also being used as a pattern for the new flight to the third floor. The stairs from 

the first floor to the basement will be removed to facilitate the installation of a lift. 

6.6. The pub will reclaim seating space through the removal of the late 20th century toilets 

(to be relocated to the existing GF storage space). An interior wall will also be moved 

back one bay into the retail unit to realign with the angled corner of the elevation. The 

bar (the existing being post construction) will then be located in this space. 

6.7. The pub frontage will also be returned to a more historic Victorian style consistent with 

its appearance in pro-1950 images. This includes reinstating the decorative columns 

and capitals, glazed tile stallrisers, and small-paned leaded fanlights. The columns and 

corner entrance to the pub will also be reinstated to match the original design. The 

etched ‘Restaurant’ fanlight over the proposed hotel entrance will also be retained. 

6.8. The existing sash windows will be retained, repaired, and adapted to double glazed 

units. Acoustic trickle vents will also be installed for background ventilation. 
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Assessment and Impact 

6.9. The proposed layout of the rooms will take into account the historic fabric within the 

building, retaining the fireplaces, door surrounds, cornicing, and stairs. The existing 

bays are also used to determine the design and as such will not affect the windows.  

6.10. The infill section will be constructed of materials and fenestration to match or 

complement the existing fabric and design of the building. 

6.11. The proposed new third floor and roof are consistent with the rest of the block which 

currently has a roof of this height and style. It is considered that these works will be an 

improvement upon the existing, which as a result of the loss of its parapet detailing, 

has reduced continuity with the adjoining properties. The glass link between the third 

floor bedroom and its ensuite in the tower will minimise the visual change to the 

definition of the roofline whilst maximising efficient use of available space. 

6.12. The proposed works to the windows ensure that change to the character and 

appearance of the property is kept to a minimum by adapting the existing sashes. 

These adaptations will greatly improve their performance and efficiency, consistent 

with their use. 

6.13. The loss of one flight of stairs is mitigated by allowing for other more valued historic 

features to be retained and for facilitating more efficient use of the space. As part of 

this the accessibility of the building is also greatly improved, which includes a lift and 

full disabled access to the third floor rooms. 

6.14. Due to the nature of the works to the exterior of the Ordnance Arms, no harm will be 

caused to the setting of the listed building. As it is proposed to reinstate historic 

features such as the Victorian pub frontage and parapet details, this will in fact have a 

positive impact on the appearance of the Ordnance Arms and therefore the setting of 

the Arsenal Gatehouse and character of Woolwich Conservation Area. 

6.15. The proposed works combine the creative and adaptive use of the property with the 

much needed repair and rejuvenation of the exterior of the building. 

6.16. In summary, the proposed works are considered to preserve the character and 

appearance of the area and do not harm the heritage assets. 
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7.0 CONCLUSION 

7.1. Paragraph 195 of the NPPF advises Local Planning Authorities that the particular 

significance, including setting of any heritage asset is assessed. This document has 

concisely described the heritage asset affected by the proposed works and its 

significance. 

7.2. It is concluded that the proposed work will not be harmful or adversely impact on the 

character and appearance of the conservation area or setting of the listed buildings. 

7.3. With regards to the development meeting the statutory test provided by Sections 16(2) 

and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, the 

minimum aim is to preserve the setting; building; features of special architectural or 

historic interest of listed buildings. While the test provided by 72(1) of the Act, requires 

as a minimum for development to preserve the character or appearance of a 

conservation area. In this context the proposal preserves the setting of the Arsenal 

Gatehouse and the character and appearance of the Woolwich Conservation Area. 

7.4. It should be remembered that Historic England defines preservation in this context as 

not harming the interest in the building (or heritage asset), as opposed to keeping it 

utterly unchanged.  

7.5. The proposal will satisfy paragraph 197 of the NPPF as the building will be given a 

viable use that is consistent with its conservation and the economic vitality of the area. 

The works represent a creative and adaptive use of the property and will facilitate 

repairs to- and reinstatement of key historic features. 

7.6. With regards to NPPF paragraphs 199 to 202, as no harm will be caused to the 

designated assets, no public benefit is required.  

7.7. Paragraph 203 of the NPPF relates to non-designated heritage assets and the scale 

of the harm which could be caused by proposed works. It is concluded that the 

proposed works will not harm the asset or its setting due to the sympathetic design. 

7.8. In regard to local policy, as discussed above, the proposal preserves the character and 

appearance of the conservation area. The design and materials of the proposal reflect 

the specifics of the subject and reinstate a number of key historic features which have 

been lost. Furthermore, the proposed works will benefit neighbouring buildings and 

retain the property’s relationship with the nearby conservation area and local context.  
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7.9. With regards to Policy HC1 of The London Plan (2021), this document has identified 

and understood the historic environment and heritage assets surrounding the site and 

has demonstrated a clear understanding of their relationship with their surroundings. 

This knowledge has been used to inform the planning and design of the proposed 

development. Consequently, the proposed development will conserve the heritage 

assets that have been identified in this document.  

7.10. In conclusion, the proposed development meets the requirements of the Planning 

(Listed Buildings and Conservation Area) Act 1990, the NPPF and local planning 

policies. It is therefore, requested that the proposed development be approved.  
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Listed Building Name  MAIN ENTRANCE TO ROYAL ARSENAL 

Address MAIN ENTRANCE TO ROYAL ARSENAL, 

BERESFORD SQUARE SE18 

List Entry Number 1079080 

Grade II  

Date First Listed 08 June 1973 

National Grid Reference TQ 43779 78963 

 

Listing Description  

 
1. 4412 BERESFORD SQUARE SE18 

 

Main entrance to Royal Arsenal TQ 4378 9/W44 TQ 4378 20/W44 

 

II 

 

2. (Royal Arsenal is listed under Plumstead Road). Dated 1829 but upper parts late C19. 2 

storey, 3 windows, with blank side abutments. 3 carriage entrances on ground floor, the 

centre one taller. Yellow brick ground floor has stone arches with keystones supporting stone 

1st floor band of taller centre section. This becomes cill band of side sections. Red brick 

upper part, with stone dressings. Buttresses full height of centre section, 1/3rd height of side 

sections. Parapet resting on stone and brick corbel table. Clock in centre. Central 3-light and 

side 2-light mullioned and transomed windows with sashes below transom and margin lights 

to heads. Plaques, inserted in buttresses, inscribed "1829 B;" and below side windows 

inscribed "G.R. IV" and bearing shield with 3 guns. On parapets of side abutments are 

mounted mortars with the Royal Cipher of George IV. 
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