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1.0 INTRODUCTION  
 

1.1 This Planning Statement has been prepared on behalf of Lita Homes (‘the Applicant’) 

in support of a Planning Application at The Ordnance Arms and 18 & 18A Beresford 

Square, Woolwich, London, SE18 6AY (‘the Application Site ’), which falls within the 

jurisdiction of the Royal Borough of Greenwich (RBG).  

 

1.2 This Application for Planning Permission and demolition of an unlisted building in a 

conservation area is for:  

 
“Conversion of first, second and third floors into serviced hotel rooms (C1 

Use Class), retention and enhancement of basement and ground floor 

public house (Sui Generis Use Class) and beauty salon unit (Sui Generis 

Use Class) with reinstatement of ground floor façade details and parapet 

details, internal alterations, construction of a three-storey infill extension 

at first, second and roof floor on the Woolwich New Road elevation.” 

 

1.3 The Proposed Development would help to enhance a prominent locally listed 

building within the Woolwich Conservation Area, next to Beresford Square. The 

scheme proposes a sensitive design response would create 17 serviced hotel rooms, 

with a 133sqm public house retained on the ground floor and a 46sqm beauty salon, 

within a Town Centre that has excellent access to public transport and local 

services. The proposals will help to create new construction employment 

opportunities and longer term employment opportunities. 

 

1.4 A planning application (LPA Ref: 18/1515/F) and subsequent appeal 

(APP/E5330/W/20/3245462) were refused due to the harm to the non-designated 

heritage asset and the fact the public benefits arising from the development would 

not outweigh the harm. 

 

1.5 This Planning Statement is written in support of the Full Planning Application. In 

doing so it describes the Application Site and surrounding area, summarises the 

relevant planning history for this Site, explains the pre-application consultation 

process undertaken to date, details the Proposed Development, sets out the 

relevant planning policy framework which the Application will be assessed against 

and draws to a conclusion. 
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1.6 A full list of the documents which form part of this Full Planning Application is 

provided below and this Planning Statement should be read in conjunction with 

these plans and documents: 

 

1. Application Form and Covering Letter 

2. Architectural Drawings 

3. Design and Access Statement  

4. Planning Statement 

5. Heritage Statement   

6. Energy and Sustainability Statement    

7. CIL Form 

8.  Acoustic Report  

9.  Construction Management plan  

10.  Transport Note  

 



Ordnance Arms                            The Application Site and Surrounding Area 

 

33616/A5/GP     Page 3                      March 2022 

2.0 THE APPLICATION SITE AND SURROUNDING AREA 
 

2.1 This section provides a brief description of the Application Site and the surrounding 

area. Please refer to the accompanying Design and Access Statement, prepared by 

Ibbotson Architects, for further information on the Application Site and surrounding 

context. 

 

The Application Site and Surrounding Area 

 

2.2 The Application Site comprises of the ‘Ordnance’ Public House and Hostel, as well as 

a beauty salon and extends to a total site area of 250sqm. They form part of a small 

island of shops located between, with a shoe repair shop, a pawnbrokers and a local 

convenience store forming the other units at ground floor. At first and second floor 

level above these units are a mix of uses, with the application site in use as an 

unlawful hostel whilst other parts of the wider block are in use as residential flats 

and solicitors’ offices. 

 

2.3 The Application Site is located to the north of the Town Centre between Woolwich 

New Road and Beresford Square. Beresford Street and the Royal Arsenal Riverside 

redevelopment lie further to the north of the Site. General Gordon Square lies to the 

south west of the Site. The surrounding area is predominantly a mixed use town 

centre setting and Figure 1, below, shows an aerial view of the Application Site and 

the context of the local area.  
 

 

Figure 1: Aerial Photo of the Site, Source: Google Maps 

Beresford 
Square  

Beresford Street  
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2.4 Beresford Square has an informal character with very high levels of pedestrian 

activity, owing to the large extent of fully pedestrianised areas, but that poor quality 

signage and shop frontages often do not complement the  character and architecture 

of the historic buildings. 

 

2.5 The Application Site is a locally listed building, with the following listing description:  

 

“Circa 1880, a 3-storey island block with parapet roof, attics, gables and turrets, 

containing several shops and the ‘Ordnance Arms’ Public House. Built  in multi-colour 

stock brick and window surrounds, string-courses, pilasters and other decorative 

details in dressed stone. Red brick frieze between first and second floors. Octagonal 

turret to corner facing Plumstead Road surmounted by lead bell-shaped roof with 

finial, and lightening conductor; hexagonal turret to end facing Spray Street, with 

pointed roof with finial and weathervane. The whole block is of consistent 

architectural style and essential to the enclosure and character of Beresford 

Square.”  

 

2.6 Figure 2, 3 and 4 below show the existing north, east and west elevations of the 

Site.  
 

 

Figure 2: North Elevation of the Site  

 

 
 

Figure 3: East Elevation of the Site  

 

 

Figure 4: West Elevation of the Site 
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2.7 Figure 5 to 6 below show the internal condition of the hostel which is in a poor 

state at present and offering a poor standard of temporary accommodation.  

 

 

Figure 5: Communal Kitchen  

 

Figure 6: Hostel Room 

 

2.8 The Grade II Listed Royal Arsenal Gatehouse lies directly to the north of the Site and 

is prominently located on Beresford Square and forms a key building marking the 

transition from the town centre to the Royal Arsenal.  

 

2.9 The Application Site is situated within the Woolwich Conservation Area.  
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Accessibility 

 

2.10 The Application Site is located in a highly sustainable and accessible town centre 

location and benefits from access to a wider range of public transport options, which 

result in the Site having a Public Transport Accessibility Locator (PTAL) rating of 6b, 

the best possible.   

 

Site Designations 

 

2.11 As detailed in full within the Planning Policy section below, the Application Site is 

subject to the following site designations: 

 

• Woolwich Town Centre; 

• Secondary Shopping Frontage;  

• Woolwich Town Centre Strategic Development Location;  

• Woolwich Conservation Area; and 

• Locally Listed Building. 
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3.0 PLANNING HISTORY AND BACKGROUND  
 

3.1 We have reviewed the relevant planning history and note that there are 4 

applications of significance:  

 

• LPA ref. 14/0250/F: Change of use of first and second floors from (C3A) to a 

youth hostel (C1). [Refused 03.04.2014]. 

 

• LPA ref. 14/2444/F: Change of use of first and second floors from (C3A) to a 

youth hostel (C1). [Refused 06.10.2021]. 

 

• LPA ref. 16/0916/F: Change of use from residential (C3a) to a hostel (Sui 

Generis) RETROSPECTIVE [Refused 14.03.2018 – subsequent appeal 

dismissed 29.03.2019]. 

 

• LPA ref. 18/1515/F: Conversion of first and second floors into 4 x 2-bed and 

2 x 1-bed residential units, change of use of ground floor of 18A Beresford 

Square from a Beauty Salon (Class A1) to a Public House (Class A4) with 

internal alterations, construction of a two-storey infill extension at first and 

second floor, alterations to shopfronts on east and west elevations and 

alterations to the roof to provide a roof terrace and stairwell and lift overrun 

(This development may impact on the setting of the Grade II li sted building - 

Main Entrance to Royal Arsenal) [Refused 26.07.2019 – subsequent appeal 

dismissed 20.11.2020].  

 

3.2 The pertinent points from the officers delegated report and the Inspectors Appeal 

decision are drawn out below and have helped to inform the approach taken with 

our Planning Application.  

 

3.3 The case officers report, from July 2019, highlighted that insufficient information 

had been submitted with the application to fully considered the existing and 

proposed merits of the proposal. Primarily the ability to demonstrate that the 

proposals would preserve and enhance the conservation area. The principle of 

residential use and cessation of the unlawful use was considered acceptable in 

principle. In relation to the 2 storey in-fill extension onto Woolwich New Road, the 

officers report stated the following:  
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“It is proposed that the infill extension be built to match the existing height of the 

adjacent building, and in this regard, it is considered that the proposal would  

contribute to a more cohesive street frontage on Woolwich New Road by bridging an 

uncharacteristic space between buildings within this island block”……….. 

 

“Whilst this approach is supported in principle, it is considered that the proposal 

fails to complement the existing built form in the area, including the host prope rty, 

as the proposed materials would be of a low quality, giving the extension a  cheap 

appearance. Moreover, the proposed banding does not adequately align with the 

banding visible on the host property or respect the detailing found across the  

elevations fronting Woolwich New Road, and it is considered that the proposed infill  

extension would fail to integrate with its surroundings or preserve the appearance 

of Woolwich Town Centre Conservation Area.” 

 

 

3.4 The officer’s report went onto to consider the heritage merits of the proposals but 

ultimately concluded the proposed public benefits arising the development would 

not outweigh the harm to designated and non-designated heritage assets. It was 

also noted the host building “is unique amongst the surrounding buildings, and has 

been identified in the Woolwich Town Centre Heritage Study as having the potential 

to act as a marker for the Conservation Area.” 

 

3.5 The reasons for refusal stated on the decision notice were as follows: 

 

Reason for Refusal 1 

The submitted drawings do not include sufficient detail to allow a full assessment of  

the proposal and its impacts to be made, and it is not possible to accurately assess 

the relationship between the proposed extensions/alterations with the existing 

façade of the building. 

 

Reason for Refusal 2 

The proposed infill extension, shopfront design and roof terrace, by reason of the 

poor quality use of detailing and materials, would have an adverse impact on the 

host locally listed building and would fail to preserve or enhance the appearance 

and character of the streetscene within Woolwich Town Centre Conservation Area. 

The proposal would therefore be contrary to Policies 7.4, 7.6 and 7.8 of the London 

Plan (2016), Policies DH1, DH3, DH(h), DH(i) and DH(j) of the Royal Greenwich 

Local Plan: Core Strategy with Detailed Policies (2014), the Woolwich Town Centre 

Heritage Study (2018) and the Design Guidance for Shopfronts (2005). 
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3.6 The subsequent Inspectors Decision Notice stated the following:  

 

“Bringing all heritage matters together, having had regard to the proposed 

development and giving significant weight to the non-designated heritage asset’s 

conservation, I conclude that it has not been satisfactorily demonstrated that the 

development would preserve its special interest. It would therefore  not meet the 

statutory requirement to preserve or enhance the charac ter or appearance of the CA 

under the Planning (Listed Buildings and Conservation) Act 1990 (as amended) ”…… 

 

“I have found that the proposal would lead to less than substantial harm to the 

significance of the designated heritage asset. The public benefits of improved 

accessibility to the building and the creation of additional homes would not 

outweigh the harm I have identified, particularly as I have no evidence that these 

benefits could not be achieved through other, more sympathetic, means .” 

 

3.7 In addition to the planning history set out above, the Spray Street redevelopment 

lies directly to the east of the Site and the following development was approved on 

the 23rd December 2021: 

 

“Demolition of existing buildings (excluding the Grade II listed Former Woolwich Covered 

Market and elements of 1a-c to 11 Woolwich New Road (odds)) and the construction of a 

mixed use development comprising residential dwellings (Class C3), commercial, business and 

service uses (Class E), community use (within Class E, Class F1(f) and/or F2(b)), drinking 

establishment(s) (sui generis) and a cinema (sui generis), new public square and new public 

realm with hard and soft landscaping, highways works, parking, access and servicing 

arrangements, plant, infrastructure and associated works. Internal and external alterations to 

the Former Woolwich Covered Market.” 

 

3.8 Figure 7 and 8 below from the approved Design and Access Statement shows what 

the approved street scene to the east of our Site .  

 

 



Ordnance Arms                                         Planning History and Background 

 

33616/A5/GP     Page 10                      March 2022 

 

Figure 7: Spray Street Redevelopment – Woolwich New Road  

 

 

Figure 8: Spray Street Redevelopment Aerial View  
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4.0  THE PROPOSED DEVELOPMENT  
 

4.1  This section provides full details of the Proposed Development being sought as part 

of this Application. This Application for Planning Permission and demolition of an 

unlisted building in a conservation area is for: 

 
“Conversion of first, second and third floors into serviced hotel rooms (C1 

Use Class), retention and enhancement of basement and ground floor 

public house (Sui Generis Use Class) and beauty salon unit (Sui Generis 

Use Class) with reinstatement of ground floor façade details and parapet 

details, internal alterations, construction of a three-storey infill extension 

at first, second and roof floor on the Woolwich New Road elevation.” 

 

4.2 The Proposed Development would help to enhance a prominent locally listed 

building within the Woolwich Conservation Area, next to Beresford Square. The 

scheme proposes a sensitive design response would create 17 serviced hotel rooms, 

with a 133sqm public house on the ground floor and a 46sqm beauty salon, within a 

Town Centre that has excellent access to public transport and local services. The 

proposals will help to create new construction employment opportunities and longer 

term employment opportunities. 

 

Hotel Provision 

 

4.3 The Applicant is seeking to cease the unlawful hostel use on the upper floors of the 

building and convert it into 17 serviced hotel rooms. 

 

4.4 The entrance to the hotel is located at ground floor level facing onto Woolwich New 

Road. Conversion of the First and Second Floor, as well as altering the roof profile 

to create an additional floor is proposed. The addition of a three-storey infill 

extension is proposed to create a consistent elevation onto Woolwich New Road that 

is keeping with character of the host building and the surrounding area. Overall 2 

(10%) of the hotel rooms would be designed to be wheelchair accessible rooms.  

 

Public House and Beauty Salon  

 

4.5 The existing ground floor uses, which consist of the Ordnance Arms public house 

and the beauty salon would be retained and no changes of uses are proposed. The 

basement of the Site would be used for storage, the barrel store, with associated 

plant and equipment. The retail unit / beauty salon would be marginally reduced by 
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13.8sqm (59.7sqm to 45.9sqm) as a result of a change to an internal wall of the 

public house to realign the interior with the original layout.  

 

Appearance and Design  

 

4.6 The Proposed Development seeks to reinstate many of the external features of the 

building, they are not expected to harm the setting of the listed building (Beresford 

Gate) or the conservation area. Instead, the visual improvement will have a positive 

impact on the wider setting as illustrated by the existing and proposed elevations of 

the building as shown below.  

 

Figure 9: Existing Southern Elevation  

 

Figure 10: Proposed Southern Elevation  
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Figure 11: Existing Northern Elevation  

 

 

Figure 12: Proposed Northern Elevation  

 

4.7 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.  
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4.8 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.  

 

4.9 The ground floor pub will reclaim seating space through the removal of the late 20th 

century toilet block (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.  

 

4.10 As illustrated by the elevations above, 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.  

 

Cycle Parking  

 

4.11 The Proposed Development provides a single long stay cycle parking space within 

the proposed development.  

 

Refuse and Recycling 

 

4.12 Refuse and recycling storage provision comprises 2x 1,100L Recycling , 2 x 1,100L 

Residual Waste and 1 x 500L Organic Recycling. A commercial refuse company will 

be responsible for collection and dispose of refuse and recycling waste.  

 
Energy and Sustainability 

 

4.13 The applicant is proposing significant upgrades to the building fabric and to install 

air source heat pumps, which would achieve an improvement in regulated emissions 

over Building Regulations Part L 2013 standard of 71.97%.   

 



Ordnance Arms            Conformity of the Proposed Development with Planning Policy                                              

 

33616/A5/GP     Page 15                      March 2022 

 

5.0 CONFORMITY OF THE PROPOSED DEVELOPMENT WITH 

PLANNING POLICY  

 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the provisions of the Development 

Plan unless material considerations indicate otherwise. 

 

5.2 The Development Plan for RBG comprises: 

 

• The London Plan (March 2021) 

• The RBG Core Strategy with Detailed Pol icies (July 2014) 

 

5.3 The Development Plan is also supported by the National Planning Policy Framework 

(NPPF) and associated guidance contained within the National Planning Practice 

Guidance (NPPG) along with relevant RBG Supplementary Planning 

Documents/Guidance. 

 

National Planning Policy Framework 

 

5.4 At the national level, the Government published its revised NPPF in July 2021. The 

NPPF provides an overarching framework for the production of local policy 

documents and for determining planning applications.  

 

5.5 At the heart of the NPPF is a presumption in favour of sustainable development, to 

ensure that development is pursued in a positive way (Paragraph 10). For decision 

making, Paragraph 11 highlights that development proposals which accord with an 

up-to-date development plan should be approved without delay. Furthermore, 

Paragraph 38 states that “Local planning authorities should approach decision on 

proposed development in a positive and creative way”. 

 

5.6 Chapter 2 (Achieving Sustainable Development) of the NPPF notes that the purpose 

of the planning system is to contribute to the achievement of sustainable 

development and recognises that there are three overarching objectives to 

achieving sustainable development: Economic, Social and Environmental. 

 

5.7 These objectives are interdependent and need to be pursued in mutually supportive 

ways, so that the opportunities can be taken to secure net gains across each of the 

different objectives, as outlined below: 
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• Environmental Objective: to contribute to protecting and enhancing our 

natural, built and historic environment including making effective use of 

land. 

• Social Objective: to support strong, vibrant and healthy communities by 

ensuring that a sufficient number and range of homes can be provided to 

meet the needs of present and future generations.  

• Economic Objective: to help build a strong, responsive and competitive 

economy 

 

5.8 Paragraph 202 of the NPPF states that “where a development proposal will lead to 

less than substantial harm to the significance of a designated heritage asset, this 

harm should be weighed against the public benefits of the proposal including, where 

appropriate, securing its optimum viable use.” 

 

National Planning Practice Guidance 

 

5.9 The Government’s NPPG is intended to provide guidance regarding the 

interpretation and implementation of the planning policies set out within the NPPF. 

The NPPG was published in March 2014 as an online web-based resource that is 

regularly updated. This is a material consideration in planning decisions. Relevant 

parts of the current PPG are referred to as required in this Planning Statement and 

in supporting technical documents. 

 

The London Plan 

 

5.10 The London Plan 2021 is the Spatial Development Strategy for Greater London. It 

sets out a framework for how London will develop over the next 20-25 years and 

the Mayor’s vision for Good Growth.  

 

5.11 The London Plan is part of the statutory development plan for London, meaning that 

the policies in the Plan should inform decisions on planning applications across the 

capital. The policies relevant to this proposal are referenced in the planning 

assessment below. 
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Local Planning Policy 

 

5.12 RBG adopted the Core Strategy with Detailed Policies in 2014 and this sets out the 

strategic planning policies of the borough, along with the detailed planning policies 

in which planning applications are to be assessed against. The planning policies 

relevant to the development proposals are considered within the planning 

assessment sections below.  

 

5.13 In addition, RBG also have a number of Supplementary Planning Documents which 

are relevant to the proposals, as follows: 

 

• Spray Street SPD; and  

• Woolwich Town Centre Masterplan. 

 

5.14 As set out below, the Spray Street SPD includes a number of useful visualisations of 

how the Council envisage the Application Site in the context of the surrounding 

redevelopment.  

 

 

Figure 13: Spray Street Sketch from Beresford Square  

 

Figure 14: Artist Sketch of Beresford Square  
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Figure 15: Aerial View of Beresford Sqaure  

 

5.15 The Woolwich Town Centre Masterplan identifies Beresford Square as an important 

node linking surrounding streets together and states the following in relation to the 

application Site:  

 

“The Italianate block which houses the Ordnance Arms is noteworthy and has 

historical links to the Arsenal through the public house and surrounding buildings 

which provided clothing and uniforms to the civilian and milita ry population.” 

 

Site Designations 

 

5.16 As detailed earlier within this Planning Statement, the Application Site is subject to 

the following site designations, as detailed within the RB Greenwich Policies Map: 

 

• Woolwich Town Centre; 

• Secondary Shopping Frontage;  

• Woolwich Town Centre Strategic Development Location;  

• Woolwich Conservation Area; and 

• Locally Listed Building. 
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Principle of Development 

 

5.17 A presumption in favour of sustainable development is identified as the basis for 

every plan and every decision in the NPPF (paragraph 10). The Mayor of London is 

seeking ‘Good Growth’ through his London Plan which will result in sustainable 

growth that works for everyone.  

 

5.18 The London Plan identifies Woolwich as a ‘Metropolitian’ Town Centre within a 

strategic regeneration area that has a night time function that is of more than local 

significance. In particular Policy HC6, Part B6 identifies the need to protect and 

support evening and night time cultural venues such as pubs. As highlighted above, 

Woolwich is a Strategic Development Location where growth should be 

concentrated, whilst also capitalising on the heritage assets of the town centre.  

 

Hotel  

 

5.19 Policy E10 in the London Plan seeks to expand London’s visitor economy that is 

well-connected by public transport infrastructure. A sufficient supply and range of 

serviced accommodation should be maintained.  

 

5.20 Policy EA5 in the Council’s Core Strategy seeks to increase the number of visitors 

staying overnight by encouraging the development of hotels particularly in town 

centres and areas that are well served by public transport. The supporting text to 

the policy notes that the number of visitors staying overnight in Royal Greenwich is 

relatively low, principally due to a shortage of hotel space and that the lack of 

ability to accommodate overnight stays is currently limiting the level  of spend per 

visitor.  

 

5.21 The unlawful hostel at first and second floor level  are underutilised and provide 

substandard accommodation. They do also not significantly contribute to the 

character of the area or the vitality of Woolwich Town Centre. 

 

5.22 The proposed development would create 17 serviced hotel rooms within a 

metropolitan town centre that has excellent public transport accessibility. It is 

therefore considered that the proposed hotel use is fully in accordance with Policy 

E10 in the London Plan and EA5 in the Council ’s Core Strategy.  
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Public House 

 

5.23 Policy H7 in the London Plan seeks to protect pubs that have a heritage, economic, 

social or cultural value to local communities, or where they contribute to wider 

policy objectives for town centres, night-time economy areas, Cultural Quarters and 

Creative Enterprise Zones. Development proposals for redevelopment of associated 

accommodation, facilities or development within the curtilage of the public house 

that would compromise the operation or viability of the public house use should be 

resisted. 

 

5.24 RBG Core Strategy Policy EA(b) also supports the retention of pubs within the 

borough.  

 

5.25 The proposed development would retain the pub on the on the ground floor of the 

Site and would enhance the heritage value of the Site. The upper floors of the Site 

have been unlawfully used as a hostel and lawful conversion to serviced 

accommodation would help to improve the viability of the public house and the 

contribution it makes to the setting within Beresford Square and the wider local 

community. The proposals would therefore be in accordance with Policy H7 in the 

London Plan and Core Strategy Policy EA(b).  

 
Beauty Salon 

 

5.26 Policy E9 in the London Plan sets out that retail and commercial developments 

should be focused within town centres or on sites on the edge of centres that are 

well integrated with the existing centre and close to public transport. It seeks to 

bring forward capacity for additional capacity in metropolitan town centres and 

highlights the need the for viable and sustainable clusters of uses within a town 

centre that help to create a place and local identity.   

 

5.27 Policy TC2 of the Royal Greenwich Local Plan sets out that Woolwich Town Centre 

will accommodate the majority of town centre development over the plan period, 

including additional comparison retail floorspace, office development and leisure,  

culture and tourism uses that contribute towards the evening vitality of Woolwich.  

 

5.28 The proposals would retain the existing beauty salon that currently exists and there 

would be no change to the extent of shop frontage, thereby maintaining an active 

frontage onto Beresford Square.  
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5.29 The only change to the retail unit is a minor reduction in the floor area from 

59.7sqm to 45.9sqm resulting from a repositioning o f an internal wall that would 

enable the original layout of the public house to be re-established. Given the minor 

nature of the reduction in floorspace and the heritage benefits arising it is 

considered that the proposed reduction in retail floorspace is acceptable, 

particularly given as this will increase the capacity of the public house and the 

night time economy of Woolwich, thereby helping to create a viable and vibrant 

location during the day and evening.  

 

5.30 On the basis of the above, it is considered the proposal is acceptable in principle, 

and whilst the scheme would not strictly comply with Policy E9 in the London Plan 

and Policy TC2 of the RBG Core Strategy, the reduction in retail floorspace is very 

minimal and the planning benefits of the proposals far outweigh any harm arising.  

 

Design  

 

5.31 London Plan Policy D1 expects new developments to respond to the existing 

character of a place by identifying the special and valued features that are unique 

to the locality and respect, enhance and utilise the heritage assets and architectural 

features that contribute to local character.  

 

5.32 London Plan Policy D2 places further weight on this process, requiring a clear 

understanding of the existing local context, including townscape, block pattern and 

urban grain, to form the basis of any proposal. 

 

5.33 Core strategy Core Strategy Policy DH1 states that proposals should be of a high 

quality of design and will be expected to: 

 

• provide a positive relationship between the proposed and existing urban 

context; 

• promote local distinctiveness by providing a site specific design solution;  

• demonstrate through proposed land uses, layout and design that the 

development contributes to a safe and secure environment for users and 

the public;  

• achieve accessible and inclusive environments for all, including disabled 

people;  

• integrate with existing path and circulation networks and patterns of 

activity; and 

• create attractive, manageable well-functioning spaces within the site. 
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5.34 RBG Policy DH3 and DH(J) are covered below in more detail the policies seeks to 

protect and enhance heritage assets and the setting of heritage assets. Any 

alterations to a locally listed building should be sympathetic.  

 

5.35 Section 12 of the NPPF sets out the approach to achieving well-designed places. 

Paragraph 124 outlines that the creation of high-quality buildings and places is 

fundamental to what the planning and development process should achieve. Good 

design is a key aspect of sustainable development, creates better places in which to 

live and work and helps make development acceptable to communities. 

 

5.36 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 wal l 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.  

 

5.37 A sympathetic three-storey infill extension is proposed to create a consistent 

elevation onto Woolwich New Road that is keeping with character of the host 

building and the surrounding area. 

 

5.38 The pub provides a prominent active frontage onto Beresford Square and Woolwich 

New Road frontage that will 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. This will help to promote local distinctiveness and create a place / setting 

that the Council wishes to see delivered.  

 

5.39 The scale, massing and articulation of the proposed alterations reflect the urban 

scale of the surrounding area and with the design reflecting the architectural 

language of the Application Site. The proposals have been designed and positioned 

to carefully integrate with the existing buildings and the roof extension is a discrete 

additional to the host buildings in terms of architectural design, scale and 

materiality. 
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5.40 Overall, it is considered that the proposals represent a high quality design, which 

provide a positive enhancement to the building and setting of Bersford Square. 

Furthermore, the proposed extensions and alterations to the host building are 

limited to a scale and design appropriate to the building and locality.  

 

5.41 The Proposed Development accords with the relevant design related policies of the 

Development Plan and provides substantial and tangible improvement to the 

appearance of the existing building. The proposal is considered to be acceptable in 

this regard. 

 

Heritage  

 

5.42 London Plan Policy HC1 outlines that development proposals affecting heritage 

assets, and their settings, should conserve their significance, by being sympathetic 

to the assets’ significance and appreciation within their surroundings.  

 

5.43 Core Strategy Policy DH3 states that the Royal Borough will protect and enhance 

the heritage assets and settings of Royal Greenwich, including preserving or 

enhancing the character or appearance of Conservation Areas, giving substantial 

weight to protecting and conserving locally listed buildings and protecting Royal 

Greenwich's archaeological remains. 

 

5.44 Core Strategy Policy DH(h) sets out that planning permission will only be granted 

for proposals which pay special attention to preserving or enhancing the character 

or appearance of the Conservation Area. The local scale, the established pattern of 

development and landscape, building form and materials will all be taken into 

account. 

 

5.45 Core Strategy Policy DH(j) states that in considering proposals affecting buildings 

on the Local List of Buildings of Architectural or Historic Interest, substantial weight 

will be given to protecting and conserving the particular characteristics that account 

for their designation. Consequently, proposals for the demolition or unsympathetic 

alteration of locally listed buildings will be strongly discouraged. 

 

5.46 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

requires that special attention be paid in the exercise of planning functions the 

desirability of preserving the building or its setting or any features of special 

architectural or historic interest which it possesses. 
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5.47 Paragraph 199 of the NPPF requires the consideration of development depending on 

the significance of a designated heritage asset, i.e. the more important the asset, 

the greater the weight should be, irrespective of whether any potential harm 

amounts to substantial harm, total loss or less than substantial harm to its 

significance.  

 

5.48 Paragraph 203 of the NPPF states the effect of an application on the significance of 

a non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that directly or indirectly affect non-designated 

heritage assets, a balanced judgement will be required having regard to the s cale of 

any harm or loss and the significance of the heritage asset .  

 

5.49 Paragraph 206 in the NPPF highlights that proposals which help to enhance or 

better reveal the significance of a conservation area should be treated favourably.  

 

5.50 This planning application submission is supported by a Heritage Statement, 

prepared by Heritage Unlimited. The Heritage Statement sets out the context of the 

site and its heritage, and particularly establishes the heritage significance of those 

heritage assets potential being affected by the Proposed Development.  

 

5.51 The submitted Heritage Statement concludes that the Proposed Development will 

not be harmful or adversely impact on the character and appearance of the 

Woolwich Conservation Area or setting of the Royal Arsenal Gatehouse listed 

building.  

 

5.52 With regards to the locally listed building, which is a non-designated heritage asset, 

the Heritage Statement concludes that the proposed works will not harm the asset 

or its setting due to the sympathetic design proposed.  

 

5.53 It is considered that the Proposed Development would be in conformity with local 

and regional planning policy as it will help to preserve the character of the 

conservation area and will not harm the significance of the locally listed building.   

 

Amenity 

   

5.54 London Plan Policy D6 states that the design of development should provide 

sufficient daylight and sunlight to surrounding housing that is appropriate for its 

context.  
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5.55 Core Strategy Policy DH(b) states that planning permission will not be granted 

where proposals result in unacceptable loss of sunlight/daylight, overlooking or loss 

of privacy. 

 

5.56 There are no national planning policies or guidance specifically relating to daylight 

and sunlight.  

 

5.57 The Proposed Development would include the erection of a three-storey extension 

therefore resulting in the infilling of the gap between No. 17 Woolwich New Road 

and No. 18 Beresford Square. A lightwell is proposed adjacent to the side elevation 

of No. 17 and would provide light to the three windows serving bathrooms within 

the flats above No. 17 Woolwich New Road at first, second and third floor level. 

 

5.58 The bathrooms would experience a reduction in light, however the impact on 

amenity is considered to be relatively low given the nature of the use behind the 

windows.  

 

5.59 The Proposed Development and inclusion of a light well would help to retain an 

acceptable level of amenity to the adjoining property. The proposals would 

therefore accord with London Plan Policy D6 and Core Strategy Policy DH(b).  

 

Cycle Parking  

 

5.60 London Plan Policy T5 and Table 10.2 in the London Plan requires 1 space per 20 

bedrooms to be provided. Core Strategy Policy IM(c) states that developments must 

meet, as a minimum, the standards for cycle parking as set out in the London Plan.  

 

5.61 The proposals would provide 1 cycle parking space and therefore accord with the 

London Plan and RBG ’s Core Strategy.  

 

Sustainability and Energy  

 

5.62 London Plan Policy SI2 sets out the approach to minimising greenhouse gas 

emissions, with a minimum of 35% reduction against Part L Building Regulations 

(2013) expected.  

 

5.63 Core Strategy Policy E1 sets out that carbon emissions will be reduced in 

accordance with the Mayor’s energy hierarchy, Be Lean, Be Clean and Be Green.  
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5.64 Sustainable development is at the heart of the NPPF. Paragraph 7 states that the 

purpose of the planning system is to contribute to the achievement of sustainable 

development, focusing on the environmental objective including mitigating and 

adapting to climate change. Paragraph 131 details that great weight should be 

given to outstanding or innovative designs which promote high levels of 

sustainability. 

 

5.65 Whilst the change of use of floorspace is less than 1,000sqm, an Energy and 

Sustainability Statement has been submitted in support of the planning application. 

This demonstrates that the applicant is proposing significant upgrades to the 

building fabric and to install air source heat pumps, which would achieve an 

improvement in regulated emissions over Building Regulations Part L 2013 standard 

of 71.97%.  

 

5.66 The scheme is considered to comply with London Plan Policy SI2 and Core Strategy 

Policy E1.  

 

Noise  

 

5.67 London Plan Policy D14 sets out that in order to reduce, manage and mitigate noise 

to improve health and quality of life, residential and other non-aviation development 

proposals should manage noise by mitigating and minimising the existing and 

potential adverse impacts of noise on, from, within, as a result of, or in the vicinity 

of new development. 

 

5.68 RBG Core Strategy Policy DH1 requires all developments to have acceptable noise 

insultation and attenuation.   

 

5.69 Paragraph 180 of the NPPF states that planning decisions should ensure new 

development is appropriate for its location taking into account the likely effects of 

pollution on health and living conditions, mitigating and reducing adverse impacts 

resulting from noise from new development and avoid noise giving rise to significant 

adverse impacts on health and the quality of life.  

 

5.70 A noise assessment has been submitted with the application which demonstrates 

that a suitable environment for the proposed use is possible. It is considered that 

the proposed development accords with national guidance and London Plan and 

Core Strategy policies and is acceptable with regards to noise.  
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6.0 COMMUNITY INFRASTRUCTURE LEVY 
 

6.1  The Mayor of London adopted the new Mayoral CIL (MCIL2) charging schedule in 

February 2019 to help finance Crossrail 1 and Crossrail 2. As set out in the adopted 

MCIL2 Charging Schedule, RBG is located in MCIL2 Zone 3 which has a charge of 

£25 per sqm for all development (excluding office, retail and hotel development). 

Office, retail and hotel development will have the following specific charging rates: 

 

• Office: £185 per sqm 

• Retail: £165 per sqm 

• Hotel: £140 per sqm 

 

6.2 RBG also have an adopted a CIL Charging Schedule. In respect of the Site, which is 

located in CIL Zone 1, the relevant charge for residential development is £70 per 

sqm. 

 

6.3 Section 155 of the Housing and Planning Act 2016 inserted Section 75ZA into the 

Town and Country Planning Act 1990 requiring the inclusion of information about 

financial benefits arising from developments to be included within any report made 

by an officer of the authority for the purposes of a non-delegated determination of 

an application for planning permission.  

 

6.4 Therefore, it is considered that the Case Officer should report to Members the 

financial benefits arising from the Proposed Development, including:  

 

• Provision of a CIL contribution; 

• New Homes Bonus; and  

• Additional Council Tax Revenue.  
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7.0 CONCLUSION 
 

7.1 The Proposed Development is in material conformity with planning policy at the 

National, Regional and Local levels. The Proposed Development would bring forward a 

hotel within a town centre that has excellent access to public transport and would build  

upon the heritage assets of Woolwich by enhancing the character of the existing Locally 

Listed Building within a conservation area .  

 

7.2 The various technical reports and assessments that support the planning application 

demonstrate that no significant adverse effects are predicted to arise from the 

development, whilst also identifying the particular benefits of the scheme. 

 

7.3 As such, we consider that the enclosed application should be approved in accordance 

with the requirements of the National Planning Policy Framework (NPPF) and supporting 

National Planning Policy Guidance (PPG), in a manner that is consistent with the 

Development Plan.  

 

7.4 It is therefore respectfully requested that the Proposed Development is supported, and 

that planning permission is granted.  

 



 

 

 


