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Summary 

Arcadis (UK) Limited (Arcadis) was commissioned by Brick by Brick (Croydon) Limited was commissioned to 

prepare a combined Heritage Statement and archaeological desk-based assessment relating to the 

proposed development at Land adjacent to Academy Gardens, Lower Addiscombe Road. The Site is located 

approximately 1.5km north-west of Croydon and is centred on NGR 533850 166250. The Site covers an 

area of 1531.2m² within the Academy Gardens estate, which was built in the 1960s. It is largely comprised of 

green space, gardens, car parking and a single storey building.  

The current proposal is for the erection of a three-storey building which is to provide a total of nine flats 

together with landscaping and other associated works. 

There are no designated heritage assets on the Site and there is no evidence for prehistoric, Roman, 

medieval, or post-medieval activity recorded in the Study Area by the Greater London Historic Environment 

Record (GLHER). Evidence for any activity in these periods would likely be considered informative at local or 

regional level and therefore of medium to high significance. However, given the limited representation of 

such material within the Study Area the potential for survival of similar assets within the Site is considered to 

be low.  

Historic mapping suggests the remains of a 'canal' may survive as a buried feature on the eastern side of the 

Site. The feature pre-dates 1768 and was probably an ornamental small lake or pond built as a landscape 

feature. Given its apparent origin as an ornamental feature it is regarded as of local or low significance. It is 

anticipated that no substantial remains are likely to survive, given the marginal location and subsequent 

impacts. On that basis it is considered that additional investigation would not advance the understanding of 

this feature beyond its identification within this report.  

During the first half of the 19th century the Site was occupied by the East India Company as part of their 

military academy, which was located to the south of Site, where they used a lake which existed at that time, 

to train cadets. After the East India Company was taken over by the government in the mid-19th century the 

lake was infilled and the area was developed for housing. The Site itself was largely used for gardens or 

allotments. In the 1960s the gardens and allotments were redeveloped as the Academy Gardens Estate, 

which comprises three 8 storey tower-blocks in buff brick, two lower blocks and terraced housing, 

constructed in similar materials. The design and type of these buildings is relatively common throughout 

London and has limited architectural merit. As such the buildings associated with the estate are determined 

to be of low significance in terms of heritage values. 

The East India Estate Conservation Area, to the south of the Site, was designated in recognition of the 

history associated with the East India Company, from which some structures survive and special interest 

from the intact state of its 19th and early 20th century residential properties. The Site has very limited inter-

visibility with the conservation area with no proposed built-elements in the field of inter-visibility. It is 

anticipated that the area nearest the Site will function as access. As such, the proposed scheme will not 

impact upon important historic views as described by the Conservation Area appraisal or the setting, of the 

historic buildings within the conservation area. It will instead present a very minor indirect impact in wider 

area within views from the northern edge of the Conservation Area.  

The Grade II listed Havelock Hall is located about 65m south of the Site and was constructed as a 

gymnasium for the East India Company military academy. It is the only surviving building dating from the 

academy. The hall is surrounded by housing and the proposed development will only have a negligible 

impact on its setting. Appropriate choice of material and execution of the proposed height and massing 

should determine any impact as a positive effect in terms of the background of the identified heritage assets. 
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1 Introduction 

1.1 Project Background 

Arcadis (UK) Limited (Arcadis) was commissioned by Brick by Brick (Croydon) Limited was commissioned to 

prepare to prepare a combined Heritage Statement and archaeological desk-based assessment relating to 

proposed development at Land adjacent to Academy Gardens, Lower Addiscombe Road. 

This report supports a planning application for the erection of a three-storey building comprising nine flats together 

with landscaping and other associated works. 

 

1.2 Location, Topography and Geology 

The Academy Gardens Estate is located approximately 1.5km north-west of Croydon and is centred on NGR 

533850 166250 (Figure 1). The Estate comprises a 1960s residential development, bounded by Grant Place 

to the north, residential properties located off Nicholson Road to the east, Lower Addiscombe Road to the 

south, and Fisher Close residential development to the west. The Site covers an area of 3700m² within the 

estate. The topography of the area is flat and the underlying geology is mapped as sand and gravel of the 

Harwich Formation (BGS 2016). No superficial deposits are mapped.  

1.3 Aims and Objectives 

The general aims of this assessment are to: 

 establish the nature and extent of any heritage assets which would potentially be impacted by the 

proposed scheme; 

 assess the significance of the heritage assets within the application Site which might be affected by the 

proposed scheme; 

 assess the impact of the proposed scheme on the heritage assets. 

2 Methodology 

This report was requested by the Client in order to determine, as far as is possible from existing information, 

the nature, extent and significance of heritage assets within the Site and their setting, and to assess the 

potential impact of the proposals on all relevant designated and non-designated heritage assets likely to be 

affected. 

The specific aims of the statement were: 

 To set out the archaeological and historical background of the Site based on an appraisal of the GLHER, 

surviving buildings and the analysis of historic maps and documents; 

 To assess the character and special interest of the East India Conservation Area (CA), and its setting; 

 To assess the character and special interest of the Listed Buildings (LB) in the vicinity of the Site, and 

their setting(s); 

 To review local and national planning policy relating to the heritage assets; 

 To identify the potential impact (positive or negative) of the proposed scheme on the identified heritage 

assets;  

 To assess the acceptability of the application scheme in terms of national and local planning policy and 

guidance. 

This was achieved through: 

 Research at Croydon Museum and Archives for historic mapping and other documentary information 

about the Site and its context 

 Review of designated and non-designated heritage assets within the zone of effect 
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 Review of the relevant local, strategic and national heritage planning policy and guidance 

 Site visit to assess the Site, the setting of the East India Conservation Area, Listed Buildings and other 

heritage assets and the local and wider context, with photography to illustrate  

 Preparation of baseline narrative setting out the history and chronological development of the Site; its 

significance, and the way its significance has been previously impacted. 

2.1 Sources 

A range of sources have been used in order to assess the Site’s heritage potential in line with best practice 

guidance as outlined under Historic England, the Chartered Institute for Archaeologists (CIfA) and under 

relevant legislation and guidance.  

National heritage datasets including The National Heritage List for England (NHLE), Images of England, 

Heritage Gateway, PastScape, Viewfinder and Parks, Gardens UK and British History Online.  

The Greater London Archaeology Advisory Service (GLAAS) Historic Environment Record (HER) was 

consulted for entries within the 500m Study Area.  

A search for designated and non-designated heritage assets was made utilising a range of sources covering 

World Heritage Sites, Scheduled Monuments, Listed Buildings, Registered Parks and Gardens, Registered 

Battlefields, Conservation Areas and Locally Listed Buildings.  

Former land uses of the Site and surrounds have been assessed through historic map regression. Finally, 

historical context and additional information for the Site has been researched at the Croydon Museum and 

Archives Service, and using online sources.   

2.2 Assessment Criteria 

Assessment of the significance of the Site’s archaeological potential seeks to identify how elements of the 

Site and different periods in its evolution contribute to, or detract from, identified heritage assets in the area. 

This approach considers the present character of the Site based on the chronological sequence of events 

that produced it, and allows management strategies to be developed that sustain and enhance the 

significance of heritage assets (see Table 1). 

Significance (for heritage policy) is defined in NPPF Annex 2 as: 

‘the value of a heritage asset to this and future generations because of its heritage interest. That interest 

may be archaeological, architectural, artistic or historic. Significance derives not only from a heritage asset’s 

physical presence, but also from its setting.’ Current national guidance for the assessment of the significance 

of heritage assets is provided by English Heritage in the document Conservation Principles, Policies and 

Guidance for the Sustainable Management of the Historic Environment (2008) in which significance is 

weighed by consideration of the potential for the asset to demonstrate the following value criteria: 

 Evidential value. Deriving from the potential of a place to yield evidence about past human activity. 

 Historical value. Deriving from the ways in which past people, events and aspects of life can be 

connected through a place to the present. It tends to be illustrative or associative. 

 Aesthetic value. Deriving from the ways in which people draw sensory and intellectual stimulation from a 

place. 

 Communal value. Deriving from the meanings of a place for the people who relate to it, or for whom it 

figures in their collective experience or memory. Communal values are closely bound up with historical 

(particularly associative) and aesthetic values, but tend to have additional and specific aspects. 
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Table 1 Significance 

Significance Factors Determining Significance 

International World Heritage Sites 

Assets of recognised international importance 

Assets that contribute to international research objectives 

National Scheduled Monuments 

Grade I and Grade II* Listed Buildings 

Grade I and Grade II* Registered Parks and Gardens 

Undesignated assets of the quality and importance to be designated 

Assets that contribute to national research agendas 

Regional Grade II Listed Buildings 

Grade II Registered Parks and Gardens 

Assets that contribute to regional research objectives 

Local Locally listed buildings 

Local area of special character (LASC) 

Assets compromised by poor preservation and/or poor contextual associations 

Assets with importance to local interest groups 

Assets that contribute to local research objectives 

Negligible Assets with little or no archaeological/historical interest 

Unknown The importance of the asset has not been ascertained from available 

Evidence 

 

2.3 Assumptions and Limitations 

The data used to compile this report consists of secondary information derived from a variety of sources, 

only some of which have been directly examined for the purposes of this study. The assumption is made that 

this data, as well as that derived from other secondary sources, is reasonably accurate. 

2.4 Consultation 

Consultation has been carried out with the Planning advisory team at Croydon Council, who support the 

overall recommendations of this report. These consultations will in due course be taken further with Croydon 

Council Conservation Officer, who was appointed at the beginning of September 2016.  

2.5 Site Walkover Survey 

A walkover survey was undertaken on 30th August 2016. The Site was visited and a record made of relevant 

aspects of topography and built heritage. Where applicable the setting of designated and undesignated 

heritage assets in the vicinity was considered, including assessment of inter-visibility from and to the Site.  

2.6 Sources 

Cartographic sources 

 1768 John Rocque’s Map of Surrey, accessed online at 

http://www.rootsweb.ancestry.com/~engsurry/maps/roque.html  

 1800 Croydon Enclosure Map (accessed in the Croydon Museum and Archives public reading room) 

http://www.rootsweb.ancestry.com/~engsurry/maps/roque.html


 

Land Adjacent to Academy Gardens 

Heritage Statement 

5 

 

 1844 Croydon Tithe Map (accessed in the Croydon Museum and Archives public reading room) 

 1869-82 Ordnance Survey 25inch to 1mile scale map 

 1896 Ordnance Survey 25inch to 1mile scale map  

 1912-13 Ordnance Survey 25inch to 1mile scale map 

 1934-35 Ordnance Survey 25inch to 1mile scale map  

 1954 Ordnance Survey 1:1250 scale map 

 1961-74 Ordnance Survey 1:1250 scale map 

 1970-71 Ordnance Survey 1:1250 scale map 

 1978 Ordnance Survey 1:1250 scale map 

 1991 Ordnance Survey 1:2500 scale map 

note: Ordnance Survey maps have been sourced from Envirocheck 

Documentary sources 

 Croydon Council 2013 Croydon local plan; strategic policies, London Borough of Croydon 

 Croydon Council 2014 East India Estate Conservation Area Appraisal and Management Plan, Croydon 

Council – Supplementary Planning Document  

 CIfA 2014 Standard and guidance for historic environment desk-based assessment, Chartered Institute 

for Archaeologists, updated December 2014 

 DCLG 2014 Conserving and enhancing the historic environment,  

 DCLG 2012 National Planning Policy Framework, Department for Communities and Local Government 

 Historic England 2016 The Setting of Heritage Assets: Historic Environment Good Practice Advice In 

Planning: 3 

 Historic England 2016 Greater London Archaeological Advisory Service Guidelines for Archaeological 

Projects in Greater London 

 HTA 2016 Croydon New Build Housing Programme; Pre-App Report Meeting 2; Academy Gardens 

Revision A 

 Greater London Historic Environment Record (GLHER)  

 Mayor of London 2016 The London Plan; The spatial development strategy for London consolidated with 

alterations since 2011 

 Mills, AD 2010 A Dictionary of London Place-Names 

Internet resources 

 BGS 2016 Geology of Britain Viewer, http://mapapps.bgs.ac.uk/geologyofbritain/home.html, British 

Geological Survey 

 Croydon History, https://croydonhistory.wordpress.com/  

 Institute of Place-Names database, http://kepn.nottingham.ac.uk, University of Nottingham 

 National Heritage List for England, https://historicengland.org.uk/listing/the-list/, Historic England

http://mapapps.bgs.ac.uk/geologyofbritain/home.html
https://croydonhistory.wordpress.com/
http://kepn.nottingham.ac.uk/
https://historicengland.org.uk/listing/the-list/
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3 Regulation and Policy 

3.1 Regulation 

The primary legislation relating to historic buildings and conservation areas is the Planning (Listed Buildings 

and Conservation Areas) Act 1990 which makes provision for the listing of buildings of special architectural 

or historic interest, designation of conservation areas, and the exercise of planning functions in relation to 

these. It requires Councils to have special regard to the desirability of preserving a listed building or its 

setting or any features of special architectural or historic interest which it possesses (sections 16 & 66) and 

to pay special attention to the desirability of preserving or enhancing the character or appearance of 

conservation areas (section 72).  

3.2 Policy 

3.2.1 National Policy 

Present government planning policy is contained within the National Planning Policy Framework (DCLG 

2012). Section 12 of the NPPF, entitled Conserving and Enhancing the Historic Environment provides 

guidance for the conservation and investigation of heritage assets and requires local authorities to take the 

following into account:- 

● the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable 

uses consistent with their conservation; 

● the wider social, cultural, economic and environmental benefits that conservation of the historic 

environment can bring; 

● the desirability of new development making a positive contribution to local character and distinctiveness; 

and opportunities to draw on the contribution made by the historic environment to the character of a place. 

Further guidance on all aspects of the NPPF is provided on the Planning Practice Guidance website which 

includes a section entitled 'Conserving and enhancing the historic environment'.  

3.2.2 The London Plan 

The London Plan is the statutory spatial development strategy for the Greater London area and is produced 

by the Mayor of London and the Greater London Authority. London borough local development documents 

have to be ‘in general conformity’ with the London Plan, which is also legally part of the development plan 

that has to be taken into account when planning decisions are taken in any part of London.  

Chapter Seven of the plan entitled London’s Living Spaces and Places includes Policy 7.8 Heritage assets 

and archaeology which provides the following guidance on the consideration of developments which affect 

heritage.  

Strategic 

A  London’s heritage assets and historic environment, including listed buildings, registered historic parks and 

gardens and other natural and historic landscapes, conservation areas, World Heritage Sites, registered 

battlefields, scheduled monuments, archaeological remains and memorials should be identified, so that the 

desirability of sustaining and enhancing their significance and of utilising their positive role in place shaping 

can be taken into account. 

B  Development should incorporate measures that identify, record, interpret, protect and, where appropriate, 

present the Site’s archaeology. 

Planning decisions 

C  Development should identify, value, conserve, restore, re-use and incorporate heritage assets, where 

appropriate. 



 

Land Adjacent to Academy Gardens 

Heritage Statement 

7 

 

D  Development affecting heritage assets and their settings should conserve their significance, by being 

sympathetic to their form, scale, materials and architectural detail. 

E  New development should make provision for the protection of archaeological resources, landscapes and 

significant memorials. The physical assets should, where possible, be made available to the public on-

site. Where the archaeological asset or memorial cannot be preserved or managed on-site, provision must 

be made for the investigation, understanding, recording, dissemination and archiving of that asset. 

3.2.3 Croydon Council Policies.  

The Croydon Local Plan: Strategic Policies (CLP) adopted April 2013 comprises a document which set out 

the spatial vision for Croydon, the strategy for delivery of this vision and detailed policies and guidance for 

managing development in the borough and development sites where change is anticipated. The plan 

contains the following policies which provide a framework for the consideration of development proposals 

affecting archaeological and heritage features: 

Character, Conservation and Heritage 

SP4.11 The Council and its partners will promote the use of heritage assets and local character as a catalyst 

for regeneration and cohesion and to strengthen the sense of place. 

SP4.12 The Council and its partners will respect, and optimise opportunities to enhance, Croydon’s heritage 

assets, their setting and the historic landscape, including through high quality new development and public 

realm that respects the local character and is well integrated. 

SP4.13 The Council and its partners will strengthen the protection of and promote improvements to the 

following heritage assets and their settings: 

a. Statutory Listed Buildings; 

b. Conservation Areas; 

c. Historic Parks and Gardens; 

d. Scheduled Monuments; 

e. Archaeological Priority Zones; 

f. Local List of Buildings; 

g. Local List of Historic Parks and Gardens; 

h. Local Areas of Special Character 

i. Local Designated Views; 

j. Croydon Panoramas; and 

k. Landmarks 

A submission draft of The Croydon Local Plan: Detailed Policies and Proposals document (CLP2) was 

submitted for comment in September 2016. This document in conjunction with the Strategic Policies and The 

South London Waste Plan, form the Croydon Local Plan. Policy DM19 addresses Heritage assets and 

conservation as follows;- 

DM19.1 To preserve and enhance the character, appearance and setting of heritage assets within the 

borough, the Council will determine all development proposals that affect heritage assets in accordance with 

the following: 

a. Development affecting heritage assets will only be permitted if their significance is preserved or enhanced; 

b. Proposals for development will only be permitted if they enhance the setting of the heritage asset affected 

or have no adverse impact on the existing setting; 

c. Proposals for changes of use should retain the significance of a building and will be supported only if they 

are necessary to keep the building in active use; 
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d. Where there is evidence of intentional damage or deliberate neglect to a heritage asset, its current 

condition will not be taken into account in the decision-making process; and 

e. Proposals for enabling development must have public benefits that outweigh the detriment of departing 

from other planning policies and the proposed development must be the minimum necessary to secure the 

heritage asset’s long-term future. 

DM19.2 Applications for development proposals that affect heritage assets or their setting must demonstrate: 

a. How particular attention has been paid to scale, height, massing, historic building lines, the pattern of 

historic development, use, design, detailing and materials; 

b. That it is of a high quality design that integrates with and makes a positive contribution to the historic 

environment; and 

c. How the integrity and significance of any retained fabric is preserved. 

3.3 Guidance 

The Greater London Archaeology Advisory Service (GLAAS) is part of Historic England's London local office. 

They provide advice for Greater London, with the exception of the City of London, and the London Borough 

of Southwark who have their own archaeological planning advisers. GLAAS has produced a number of 

Standards and Guidance Papers that set out standards for archaeological work across Greater London. 

Part 1 of Guidelines for Archaeological Projects in Greater London published in April 2015 sets out a 

framework for the production of desk-based assessments in London. It is informed by and is consistent with 

the European Convention on the Protection of the Archaeological Heritage (Valetta 1992), the National 

Planning Policy Framework (NPPF 2012), the London Plan (2015) and professional best practice as 

articulated by the Chartered Institute for Archaeologists (CIfA) and Historic England.   

Historic England has also published three Good Practice Advice (GPA) notes of which GPA 3 The Setting of 

Heritage Assets is relevant to this study. This document sets out guidance on managing change within the 

settings of heritage assets, including archaeological remains and historic buildings, sites, areas, and 

landscapes. 

4 Walkover Survey 

The Site is located on level ground in an area of 1960s development. The central part of the Site is currently 

tarmacked and in use as a car park and turning area for the residents of the estate (Plate 1). The area to the 

south-east (Plate 2) comprises green space and pedestrian access, with an area of private gardens off-site 

to the east (not accessible).   

No heritage assets were identified within the Site during the walkover survey. The existing structures on the 

Academy Gardens Estate date to the 1960s and have little heritage value. They comprise a row of two 

storey terraced houses to the south-west of the Site, two four storey blocks of flats to the north and east, and 

three eight storey tower blocks to the south and west (Plate 3). There is also a three storey block of flats 

located to the south-west of the Site beyond the row of terraced houses. 
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5 Archaeological, Historical and Historic Landscape 
Background 

5.1 Prehistoric and Roman 

Very little is known about the area during the prehistoric and Roman periods and within the Study Area. 

There are no features or finds of dating to these periods that are recorded on the GLHER indicating low 

potential.  

5.2 Early Medieval and Medieval  

No heritage assets of early medieval or medieval date are recorded on the GLHER within the Study Area. 

The Site lay in the parish of Croydon, approximately 1.6km north-east of the core of the historic settlement. 

The name Addiscombe comes from the Anglo-Saxon personal name Eadda or Æddi and the Old English 

camp (Mills 2010). The same man may also have given is name to Addington to the south-east. In the 

middle Saxon period, Croydon lay at the heart of, and was probably the administrative centre of, the estate 

of the Archbishops of Canterbury, which extended from the Thames to the Sussex border. 

Croydon appears in the Domesday Book (1086) as Croindene, held by Archbishop Lanfranc. During the 

medieval period, Croydon developed as a planned town, centred on the Archbishops Palace and became a 

town of considerable importance (Harris 2005). Little is known about the Study Area during this period, which 

lay to the north-east of the town, and it is likely that is was common or farmland during this period. This 

indicates limited potential for medieval remains within the Site.  

5.3 Post-medieval 

No assets of post-medieval date are recorded on the GLHER within the Study Area. Although Addiscombe 

was part of Croydon manor, this area was a country estate owned by the Heron family in the 16th century, 

and there is evidence that a large house existed on the estate as least as early as the 15th century (Croydon 

Council 2014, 7). The estate passed through various owners from the mid-17th century and in 1700 it passed 

to William Draper who, in 1702, demolished the old house and built a new mansion in the English Baroque 

style. This stood on an area that is now Havelock Road and Outram Road, approximately 200m south-east 

of the Site. Cartographic evidence indicates that on the northern side of Lower Addiscombe Road was a 

'canal' or more likely a formal lake, presumably part of the estate, from at least 1768 (see Section 5.5).   

5.4 Modern 

Within the Study Area, a desk-based assessment was conducted at Moreland Lodge and Rees House 

(ELO12948), approximately 450m west of the Site. This site was considered to have a low potential for 

archaeological remains. 

In 1808, the then owner Henry Delme Radcliffe sold most of the Addiscombe estate to the East India 

Company for £15500 (Croydon Council 2014, 8). They ran a military academy at Addiscombe House until 

the company was taken over by the British Government in 1857. The Tithe map and apportionment of 1844 

records that the 'canal' and area around it to the north of Lower Addiscombe Road was still owned by the 

Delme Radcliffe family but that it was occupied by the East India Company. A plan of the Academy in the 

Conservation Area Appraisal records this area as 'Coldstream' (Croydon Council 2014, map 6), and the 

appraisal notes that cadets used it for swimming (section 2.2.8).  

The Academy closed shortly after the takeover of the East India Company by the British Government, and 

the land was sold to the British Land Company who re-developed the area for housing (ibid). The area to the 

south of Lower Addiscombe Road was formally laid out as a series of north to south aligned roads, while the 

area to the north of the road, including the Site, appears to have been subject to more piecemeal 

development through the later 19th and 20th centuries (see Section 5.5 for further details). Many of the road 

names reflect the areas connection to the military section of the East India Company. Inglis Road is thought 

to be named after Colonel John Inglis, who along with James Outram and Henry Havelock played a major 

https://en.wikipedia.org/wiki/Domesday_Book
https://en.wikipedia.org/wiki/Lanfranc
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role in the relief of Lucknow. Grant, Nicholson, Warren and Hastings were also celebrated officers in the East 

India Company’s army who have streets name after them in the area.  

Historic mapping (Section 5.5) indicates that the Site was largely private gardens and allotment plots until it 

was redeveloped in the 1960s as part of the Academy Gardens estate. Most of the Site is located in areas of 

greenspace or car parking created at that time. The name given to the estate also reflects the history of the 

area.  

5.5 Cartographic Analysis and Development of the Site 

Rocque's Map of Surrey (Figure 3), dated 1768, illustrates the Site as a field. A rectangular feature, aligned 

roughly north to south, and recorded as a 'canal' in later mapping, is visible within the southern part of the 

field, and a watercourse is also recorded running to the north of this feature. To the south of the Site, Lower 

Addiscombe Road is recorded as Blackhorse Lane, and 'Adcomb House', complete with formal gardens is 

also illustrated.  

The Croydon Enclosure map (Figure 4), dated 1800, records the area in more detail. The field in which the 

Site is located is called Canal Mead and the rectangular feature is clearly recorded, with lines of trees on 

either side. The feature and tree line appear to extend further south, beyond the road into another field called 

Lower Mead. Adcomb House is now recorded as Addiscombe and the Site is included in the same estate, 

which was owned by Charles John Clarke. 

The Croydon Tithe map (Figure 5), dated 1844, records the area in even more detail. The large field is 

recorded as two fields on the Tithe map (number 2734 and 2923), divided by the 'canal' (Tithe apportionment 

number 2922) and water course to the north. The apportionment records all three plots as owned by Delme 

Radcliffe and occupied by the East India Company. The field names are not recorded in the apportionment, 

although the 'canal' is recorded as a pond. The East India military academy is recorded to the south of Lower 

Addiscombe Road as Addiscombe College.  

The First Edition Ordnance Survey map (1869-82; Figure 6) records significant development in the area. A 

building is shown, the footprint of which crosses the perimeter of the Site boundary to the south west, within 

the area now occupied by Havelock House (the name of the south block of the Academy Gardens Estate). 

The entrance, which faces onto Lower Addiscombe Road, is indicated by steps on the south side of the 

building outline. Elsewhere, the Site has been divided into plots, some of which are clearly the gardens of 

neighbouring houses. New roads, including Grant Road to the north of the Site, and Nicholson Road to the 

east, have been laid out around the Site and new housing is being developed, although there are many 

empty plots. The 'canal' has been filled in, although its location is fossilised by the two rows of trees which 

still survive. To the south of Lower Addiscombe Road, the former military academy has been redeveloped 

and a series of north to south aligned roads laid out across the site. Some housing has been built along 

these roads although there are many empty plots. St Pauls Church and an adjacent manse are recorded to 

the south of the Site. 

The 1896 Ordnance Survey map (Figure 7) records little change to the Site although there has been further 

development on the roads surround the Site and there are only a few empty plots left. The rows of trees 

representing the fossilised remains of the canal are still visible. To the south of the Site, St Pauls Church is 

now recorded as Addiscombe Hall (Gymnasium) and the manse has been demolished and replaced by two 

houses. 

The 1912-13 Ordnance Survey map (Figure 8) again records little change to the Site itself but significant 

further development in the wider area. New roads and housing have been built to the north and east of Grant 

Road and Nicholson Road, and nearly all the empty plots on the existing road have been developed. The 

rows of trees on the site of the canal, and the gymnasium to the south of the Site are still recorded. 

The 1934-35 Ordnance Survey map (Figure 9) records few changes to the Site although the rows of trees 

on the site of the former canal are no longer illustrated and five houses have been built on its southern edge 

off Lower Addiscombe Road, to the south-east of the Site. The gymnasium building is illustrated but not 

labelled.  
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The 1954 Ordnance Survey (Figure 10) again records few changes although some of the smaller plots on 

the Site have been opened out and the eastern part of the Site is now recorded as allotment gardens. The 

former gymnasium is now recorded as Addiscombe Hall.  

The 1961-74 and 1970-71 Ordnance Survey maps (Figures 11 and 12) record the development of the 

Academy Gardens estate. The Site has been landscape and is surrounded by the buildings which still 

occupy the estate. Most of the new buildings are located on the former gardens or open plots to the north of 

the houses along Lower Addiscombe Way. Initially only two of these buildings on Lower Addiscombe Way 

are removed (numbers 151 and 153) to make way for the estate (Figure 11), but by 1970-71 numbers 155 

and 161 have also been removed and replaced by Clive House and Havelock House. To the south of the 

Site, Addiscombe Hall is now called Havelock Hall and all later maps label it in this way.   

The 1978 Ordnance Survey map (Figure 13) records no significant changes to the Site although to the east 

of the Academy Gardens estate the Fisher Close estate has been developed. The 1991 Ordnance Survey 

map (Figure 14) records little few changes to the Site or immediate surrounding area and it largely reflects 

the present day layout.  

5.6 Statutory Assets 

There are no statutory assets on the Site, and there are no Scheduled Monuments, Historic Battlefields, 

Wrecks or Registered Parks and Gardens within the Study Area. There are four listed buildings in the Study 

Area and the East India Estate Conservation Area is located to the south of the Site. 

The East India Estate Conservation Area is located immediately south of the Site (Figure 15) with the 

southern side of Lower Addiscombe Road forming the northern edge of the Conservation Area. The 

Conservation Area Appraisal outlines its special character as defined by the concentration of historic 

buildings of a high architectural quality, of which three are statutorily listed at Grade II and fifty-seven are 

locally listed. The area has strong historical associations with the East India Military Academy, of which the 

Grade II listed Havelock Hall, a former gymnasium, survives. Some of the historic buildings present form 

attractive groupings and almost all are residential in use (section 1.6.1).  

The appraisal also states that the conservation area’s special character is also defined by its spatial quality 

and formal layout of the estate, in particular the strong urban ‘ladder’ structure made up of six parallel roads. 

The strong structure provides a framework for architectural variation, but maintains a distinctive local 

character within the wider Addiscombe area (section 1.6.2). 

The Grade II Havelock Hall (NHL1358816) is located approximately 65m south of the Site. It dates to 1854-5 

and was built by the East India Company. It is now surrounded on all sides by housing. The listing describes 

the building as Brick with stone dressings. Pitched roof with stone coped gables with kneelers. Single storey 

west front: 3 bays divided by pilaster strips. Central doorway with colourwashed doorcase with moulded 

imposts and cornice hood. To left and right, single blind windows with rubbed brick flat arches and stone cills 

resting on dentilled brick bands. Above in the gable a central C20 window, with rubbed brick segmental arch 

and stone cill. South elevation of 8 bays, divided by pilaster strips, has rubbed brick blind arcade, with 

rubbed brick semicircular head window openings with stone cills resting on dentilled brick bands, one in each 

bay. Original semicircular head windows now replaced with C20 ones. North elevation similarly treated. 

Havelock Hall, formerly known as Addiscombe Hall, was the gymnasium of the East India Co's Addiscombe 

Military Training College, opened in 1809. 

The Grade II listed 17 Canning Road (NHL1294739) is located approximately 375m south-west of the Site, 

the Grade II* listed Church of St Mary Magdalene (NHL1358794) is located approximately 400m south-west 

of the Site, and the Grade II listed Heron's Croft (NHL1358805) is located approximately 500m south of the 

Site. There is no intervisibility between the Site and these three listed buildings and it is not anticipated that 

the proposed development will have any impact on the setting of these listed buildings.  

5.7 Non-statutory Assets 

No locally listed buildings or other designated non-statutory assets are recorded on the Site. There are fifty 

seven locally listed buildings in the East India Estate Conservation Area and a further two are located in the 

Study Area (Figure 15). The closest examples are numbers 168 and 170 Lower Addiscombe Road 

(DLO34551-52), which are located about 25m south-east of the southern edge of the Site. As non-statutory 
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designations, the settings of these buildings are not in themselves protected, but those within the Harold 

Road Conservation Area are afforded protection by virtue of their inclusion within the conservation area. 

To the east and north of the Academy Gardens estate is the Inglis Road Local Area of Special Character 

(LASC) which was recommended for designation as a Local Heritage Area (LHA) in 2014 (Figure 15). This 

may still be waiting approval. It was designated as an LASC on grounds of architectural significance; the 

area of Inglis Road, Nicholson Road and a section of Grant Road contains a collection of Victorian houses 

from between 1862 and 1900 that reveal the gradual historic transformation of building forms in the East 

India Company’s Estate (CA Appraisal 2014). LASC/LHA are a local Croydon Borough designation, rather 

than statutory. 

5.8 Non-designated Assets 

5.8.1 Potential Archaeological Remains 

Historic mapping indicates the presence of 'canal' on the eastern part of the Site. It was probably an 

ornamental small lake or pond, built as a landscape feature as part of the grounds of the Addiscombe Estate. 

It features on all available historic mapping dating until the later 19th century and its origin is uncertain. It is 

possible it dates to the period around 1700 when William Draper demolished an old mansion on the estate 

and built a new residence in the English Baroque style. When the estate was purchased by the East India 

Company, they used it for training cadets but when the area was sold for housing it appears to have been 

quickly infilled. The mid-19th Century house, first shown on the 1860 OS map, will almost certainly been 

totally removed by the construction of Havelock House, and only crossed the perimeter of the Site boundary 

marginally when extant. It is anticipated that no potential remains survive within the Site. No other non-

designated archaeological features have been identified on the Site. 

5.8.2 Built Heritage 

The Site comprises landscaped green space, pedestrian access and some small buildings used for storage. 

These features belong to the development of the Academy Gardens Estate in the 1960s. The buildings on 

the Site and the rest of the estate are typical of design for their period. Being widely represented across 

London and having little architectural merit they have negligible heritage significance. The area immediately 

surrounding the estate is largely formed of late 19th and 20th century residential properties, except to the west 

where the Fisher Close estate, which dates to the 1970s, has been built. 

5.9 Setting and Historic View 

Havelock Hall is located to the south of the Site and there is very limited inter-visibility between it and the 

Site. The entrance to the hall is at the west end and this is assumed to be its principle aspect. Only glimpsed 

views of the hall are possible when looking between buildings on Lower Addiscombe Road (Plates 4 and 5). 

Havelock Hall is surrounded on all sides by housing and views of the building are interrupted from virtually all 

angles, except when adjacent to the hall. These immediate views of the hall are unlikely to be impacted by 

the development and as such any change to setting would be negligible. 

Map 14 of the Conservation Area Appraisal identifies three 'Long or Linear Views' along a number of roads, 

although none of these are looking directly towards the Site. The Appraisal states that Vistas closing south-

north roads are prominent components of its setting and that views along north-south running roads are 

uninterrupted within the conservation area (section 3.4). It also notes that Views north are terminated by the 

large buildings immediately north of Lower Addiscombe Road, which are reference to the Academy Gardens 

estate when looking north along Havelock Road.  

From this it can be summarised that the vistas along these roads form its important historic aspects. Two key 

principles in safeguarding this would be to avoid projecting new built-form above the existing building-

heights.  

The buildings within the Conservation Area on Lower Addiscombe Road comprise domestic 19th and early 

20th century small villa, semi-detached and terraced type properties with low-massing and medium to high 

density. Their principles aspects face away from the Site, and this should be considered to form their 

principle setting (Plate 5). These views will not be impacted upon by the proposed development. 

There is no intervisibility between the Site and the other designated assets in the Study Area. 
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5.10 Designated Heritage within the Wider Area 

Potential impact to designated heritage within the wider area was assessed using a variety of web-based 

sources in conjunction with a site visit. An area of approximately 1km was determined as the wider area, with 

additional consideration being made to historic views to and from designated heritage beyond that limit. 

There are no UNESCO designated World Heritage Sites, Scheduled Monuments, Grade I Listed Buildings, 

Parks and Gardens or Registered Battlefield within the wider area, or any views to and from such an asset 

beyond the wider area which are likely to be adversely affected. 

5.11 Sensitivity 

The setting of the Grade II listed Havelock Hall is localised and its principal aspects and views face away 

from the Site. As such its sensitivity to the development of the Site is low. Whilst there may be a very minor 

change to the background of the setting of the hall, this will have a minor effect under the current proposals.  

There is no inter-visibility between the Site and other listed buildings within the vicinity of the Site, as they are 

effectively screened by a combination of intervening built-form, topography and distance. As such their 

sensitivity to the proposed development is deemed not to be an issue.  

The Site is located adjacent to the East India Estate Conservation Area. Although the Appraisal identifies a 

number of views within Conservation Area, these are principally along its major roads and over the heights 

afforded by topography. Given these factors, none relate directly to the Site. A general statement that views 

towards the north are interrupted by large buildings to the north of Lower Addiscombe Road appears to be 

noted by the Appraisal. Under the current proposals the development will effectively be screened from within 

the Conservation Area by the intervening form of these buildings, and other structures on the north side of 

Lower Addiscombe Road. Given these factors the sensitivity of the Conservation Area in relation to the 

proposed development is deemed to be low.  

The development will have a minor impact on the setting of the non-statutory designated Inglis Road Local 

Area of Special Character. The Site is visible from certain angles between houses on Grant Road and 

Nicholson Road, although it will largely be screened by the intervening form of existing buildings from most 

angles. As such any potential impact, from changes to views between the buildings, is considered to be of 

negligible effect. 

6 Assessment of Significance 

Historic mapping suggests the remains of a 'canal' may survive as a buried feature on the eastern side of the 

Site. The feature pre-dates 1768 and was probably an ornamental small lake or pond built as a landscape 

feature in the grounds of the Addiscombe estate. It survived until the mid-19th century when it was infilled. 

Given its apparent ornamental or landscape nature it is regarded as of local significance.  

The built heritage structures located on the Site and the surrounding estate were constructed during the 

1960s. They are of a design which is common across London and beyond and of low importance and 

negligible significance.  

The East India Estate Conservation Area Appraisal notes that it places much of its 'special character' on the 

concentration of historic buildings of a high architectural quality, of which three are statutorily listed at Grade 

II and fifty-seven are locally listed. The area has strong historical associations with the East India Military 

Academy, of which the Grade II listed Havelock Hall, a former gymnasium, survives. Some of the historic 

buildings present form attractive groupings and almost all are residential in use.  

The appraisal also states that the conservation area’s special character is also defined by its spatial quality 

and formal layout of the estate, in particular the strong urban ‘ladder’ structure made up of six parallel roads. 

The strong structure provides a framework for architectural variation, but maintains a distinctive local 

character within the wider Addiscombe area. It is therefore determined that the Conservation Area is of 

regional importance.  

The significance of the Grade II Listed Havelock Hall comes from its evidential and historical values of its 

status and the link to the 19th century East India Company military academy, as well association with the 
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later 19th century estate. No other features from the military academy survive apart from various road and 

place names.  

7 The Current Proposals 

The current proposal is for the erection of a three-storey building comprising nine flats together with 

landscaping and other associated works.. The proposed three-storey building is located on the eastern side 

of the Site between an existing eight storey block to the south. It will be accessed by a footpath from Lower 

Addiscombe Road, as well as from Academy Gardens. The current proposals indicate the new buildings will 

be faced in brick.  

8 Discussion 

There are no designated heritage assets on the Site. The survival of archaeological deposits recorded on the 

HER within the Study Area has been set out above and the following assessment has been made. There is 

no evidence for prehistoric, Roman, medieval, or post-medieval activity recorded in the Study Area by the 

HER. Evidence for any activity of any of these periods would likely be considered informative at local or 

regional level and therefore of medium to high significance. However, given the limited representation of 

such material within the Study Area the potential for survival of similar assets within the Site is considered to 

be low.  

One other potential archaeological heritage asset has been identified during the production of this report. 

Historic mapping suggests the remains of a 'canal' may survive as a buried feature on the eastern side of the 

Site. The feature pre-dates 1768 and was probably an ornamental small lake or pond built as a landscape 

feature. Given its apparent origin as an ornamental or landscape feature it is regarded as of local or low 

significance. Historic mapping indicates that the Site boundary only marginally intersects the area of the 

canal feature, further limiting potential for associated remains. Similarly, a mid-C19th house, identified from 

historic mapping as having lain within the footprint of Havelock House (the south block of Academy Gardens 

Estate) marginally overlapped the Site boundary. It is anticipated that it will have been entirely removed 

during construction of Havelock House.  

Non-designated built heritage assets on the Site comprise a single storey building and other structures, 

which all date to the development of the Academy Gardens estate in the 1960s. They are of a design and 

type commonly in use in the local area and beyond, and they are determined to be of negligible significance.  

The East India Estate Conservation Area is located to the south of the Site. The Conservation Area derives 

much of its special interest from the intact state of its 19th and early 20th century residential properties. The 

proposed scheme will not impact upon important historic views as described by the Conservation Area 

appraisal. It will instead present a minor indirect impact in the wider area within views from the northern edge 

of the Conservation Area, which is determined as having a potential negligible impact.  

The proposed scheme will also have a negligible impact on the wider setting of the Grade II listed Havelock 

Hall. It is surrounded on all sides by housing and the principal aspects of the hall faces away from the Site. It 

is considered that with successful use of sensitive materials and design will make this a positive impact.   

The Planning (Listed Buildings and Conservation Areas) Act 1990 requires Councils to pay special attention 

to the desirability of preserving or enhancing the character or appearance of listed buildings (sections 16 & 

66) and conservation areas (section 72). Paragraph 137 of NPPF states that local planning authorities 

should look for opportunities for new development within Conservation Areas…and within the setting of 

heritage assets to enhance or better reveal their significance. Proposals that preserve those elements of the 

setting that make a positive contribution to or better reveal the significance of the asset should be treated 

favourably.  

Careful design of the new buildings, and/or the use of building materials common to the Conservation Area 

and Havelock Hall will help to better connect and integrate the 1960’s residential development into the 

surrounding area, marginally enhancing the setting of the Conservation Area. The effect on the setting of 

Havelock Hall is determined as minor given that the proposal will not significantly affect its setting.  

The current proposals indicate the new building will be executed in a brick and thereby matching existing 

buildings, as well as have height and massing which lies within the scope of the existing buildings. As such 
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they should fit into the existing make-up of the Academy Gardens estate, increasing the total density of the 

Academy Gardens estate proportionately and without having any notable impact on surrounding designated 

or non-designated heritage assets. The proposals for the Site add to the existing lower form at Academy 

Gardens which will help to ameliorate the strong contrast between the three eight storey towers and the 

older buildings of the Conservation Area, and the non-statutory Local Area of Special Character. 

9 Conclusion 

This report has examined archaeological and historical background of the Site and the potential impact of the 

proposed development on any identified or potential heritage assets within the Study Area. It has established 

that there is no evidence for prehistoric, Roman, early medieval and medieval activity in the Study Area. 

During the post-medieval period the Site appears to have been part of the Addiscombe Estate, and a 'canal' 

or more likely a formal lake, was located on the eastern part of the Site. During the first half of the 19th 

century the Site was rented by the East India Company who used the lake to train cadets. After the East 

India Company was taken over by the government in the mid-19th century the area began to be developed 

for housing and the Site was largely used for gardens or allotments. In the 1960s the gardens and allotments 

were redeveloped as the Academy Gardens estate. Given the nature of this feature and its marginal location 

in relation to the Site no further work is recommended in terms of archaeological investigation. 

The other buildings on the Academy Gardens estate are of low heritage value. The report has shown that the 

significance of the Conservation Area lies in its intact 19th and early 20th century residential properties and 

intact layout. The significance of the Grade II listed Havelock Hall comes from both its design and fabric, and 

its link to the East India Estate Company and its former military academy which occupied the area. The 

current proposal is for one three storey building located on the eastern side of the Site. This has the potential 

for minor impacts to the setting of the Conservation Area and Havelock Hall, which has been determined to 

be of negligible effect, as the Site lies away from the principal settings of these heritage assets. The 

appropriate choice of material and execution of the current height and massing should determine this as a 

marginal positive effect in terms of the background of the heritage assets.   
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