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4.1 ENGAGEMENT

As part of the design process we have engaged in pre- 
application meetings with the planning department and 
community consultation events with the local residents.
A summary of these events follows next.

Pre - application Engagement

The pre - application meetings took place in three parts.
The first meeting took place on 21st June 2016 to engage on 
the principal of developing the site with the aim of agreeing an 
appropriate mass and amount on the site.

The second pre - application  was held on  the 5th September, 
to respond to any comments from the first meeting and discuss 
finalised massing options taking cognisance of tree survey 
and parking stress surveys. It was also seen as an opportunity 
to engage the planners in terms of elevation strategies and 
landscape approach.

We described the responses to the planning feedback within 
the design development section as part of the scheme 
evolution and Carter Jonas have sent their assessments of  the 
pre-application meetings to the council.

In parallel with these meetings we held a public engagement 
event with NewmanFrancis, a community consultation 
specialist on the 28th June.

4.0 CONSULTATION
4.1 ENGAGEMENT

Community Engagement

NewmanFrancis delivered letters (25th/26th June 2016) to the 
79 properties inviting local residents to an engagement event on 
26th July 2016 to hear about the proposals for developing new 
homes on the site, and as an opportunity to offer comments 
and views and thereby provide feedback to influence the design.  

This letter also gave details to residents of the NewmanFrancis 
website page www.newmanfrancis.org/projects/brick-by-
brick-croydon/ for a further opportunity to comment on the 
proposals if unable to attend the engagement event.  

Telephone numbers were also given for further information 
(020 8536 1436 and freephone 0800 644 6040) and a contact 
email address (croydon@newmanfrancis.org). 

Following the community engagement session on the 26th 
July NewmanFrancis  summarised the feedback which was fed 
into our design process and formed part of our pre -application 
discussions.

Carter Jonas has included a summary of the consultation 
findings in their planning statement.

The boards from the presentation are shown across and on the 
following pages.
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INTRODUCTION

Our proposals form part of a larger masterplan to achieve Croydon’s goal of 1,000 high quality 

new homes across the borough by 2019.

To deliver this the council has set up its own development company, Brick by Brick.

This is a private, independent company with the council acting as sole shareholder; which 

means that Croydon council owns Brick by Brick and that the full value of development 

growth is kept in the borough – whether it be in the form of additional affordable housing, 

physical improvements in the local centres or dividend return to the council to fund council 

services.

Brick by Brick aims to deliver high quality, new, residential-led development on a range of 

sites across the borough. As well as being able to make sure that the borough fully benefits 

from increased land value and development returns.

The masterplan targets 50% affordable housing, revitalising underused sites with efficient, 

high-quality housing. 

These proposals for the land to the rear of Warbank Crescent, to be used as a starting point to 

engage the locals in a discussion about how the proposals will evolve. 

The council have written to properties (residents and businesses) within a circa 50 metre 

distance from the proposed sites and appointed Newman Francis to engage with the 

community on its proposals.

NEWMAN FRANCIS

Newman Francis is an Independent Community Engagement specialists working with Brick 

by Brick.

Their  role is to manage the engagement programme for the sites and their prime 

responsibility is to ensure there is an opportunity for residents, and other interested parties’ 

views and opinions to be heard, and that proposals and designs are influenced by public 

engagement.

They will be gathering feedback, organising events, working with stakeholders and answering 

web form and telephone enquiries.

COFFEY ARCHITECTS

Coffey Architects have been working with Brick x Brick and the project’s consultant team to 

bring forward proposals for Warbank Crescent.

We aim to create social interaction through all our projects and find elegant, contemporary 

answers to creative and pragmatic issues.

Regardless of scale we care about the elements that create the physical conditions for 

people’s lives and their social interaction.

We believe in an inclusive approach; with environmental, social and economic issues 

integrated within the process. We consider architecture to be a process of collaboration 

where we feel it is important to involve the wider community in the design process.

THE SITE

The site is  located in Upper Norwood close to Croydon’s northern boundary. 

The site for the proposed houses lies between the back gardens of two rows of 2-storey 

terraced houses. The houses to the north east on Dover Road are roughly a storey above the 

level of the site, the houses to the south west on Hancock Road are roughly a storey below the 

level of the site. 

The site for the proposed parking area has some hardstanding and low retaining walls and lies 

between two 3-storey blocks of flats. 
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Public consultation presentation board - 1 of 2 

4.2 PUBLIC CONSULTATION BOARDS

At the public consultation event we presented the boards 
shown across and on the next page.

The first board introduced the master-plan, NewmanFrancis, 
ourselves and the existing site conditions and constraints. 

4.0 CONSULTATION
4.2 PUBLIC CONSULTATION BOARDS
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Public consultation presentation board - 2 of 2 
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PROPOSALS

Initial proposals are for seven new 2-bedroom family houses with parking within a new 

landscaped setting.

Our proposals aim to:

• Improve and enhance an underused garage court and an area of hardstanding either side of 

Eagle Hill. 

• Replace the existing garages and tarmacked area with attractive new houses and a 

landscaped parking court. 

• Minimise impact on neighbours and overshadowing by proposing special split-level houses 

to keep the heights of the houses low.

• Minimise overlooking of neighbours by shielding views into other peoples’ gardens and 

windows.

• Provide new car parking with one space per house plus additional visitor parking.

KEY QUESTIONS:

• What are the positives and negatives of the site currently?

• Is there anti-social behaviour on the site and will the proposals be of benefit?

• Are they any additional improvements that could form part of the proposals?

PROGRAMME

The programme is already underway and we are now working up planning applications to be 

submitted in the coming months.

Once sites get to the planning application stage, you can search, view and comment on 

planning applications on the website: 

https://www.croydon.gov.uk/planningandregeneration/view-application/viewapp

If planning applications are approved then works for the first new homes will start during 

2017.

WHAT DO YOU THINK?

Newman Francis will respond to your questions which can be submitted via a web form at:

www.croydon.gov.uk/newhomes

Alternatively please call the council’s contact centre on 0208 726 6100, option 6.

Residents can also contact Newman Francis directly: 

croydon@newmanfrancis.org 

or call 0208 536 1436 or our freephone from landlines 0800 644 6040. 

www.newmanfrancis.org/projects also has a web enquiry form.
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PROPOSALS

LAND TO THE SIDES OF EAGLE HILL 
COMMUNITY ENGAGEMENT WORKSHOP

4.2 PUBLIC CONSULTATION BOARDS

The second board introduced the scheme, key questions, 
programme and details of how to supply feedback.

At each stage our proposals have been well received and we 
have responded sensitively to both the planning input received 
and the views of the local residents.

4.0 CONSULTATION
4.2 PUBLIC CONSULTATION BOARDS
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Proposed overview

5.1 FINAL PROPOSALS

The final proposals were altered to accommodate flats onto the 
site rather than houses.   

1: Due to viability reasons the existing electrical substation  
 on the site has been retained. 

2: The area of hard-standing to the west previously 
 included no longer forms part of this application.

3. There is level access to the ground floor units (2B3P)    
 along the southern side of the site

4. There is raised access to the first floor units (1B2P) on the  
 northern side of the site.

5. Both unit types have been designed around private   
 courtyards and terraces to prevent overlooking   
 to the existing surrounding houses and into the   
 other proposed units

6. The units have been paired to allow maximum light into  
 the private courtyards and terraces

7: The proposals are low compared to the houses to the   
 north east so they have limited impact on these   
 properties. 

5.0 PROPOSALS
 5.1 MASSING
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Accommodation schedule for the proposed scheme

5.2 ACCOMMODATION SCHEDULE

Overall we have provided  4No 1B2P units and 4No 2B3P units.

These dwellings have been designed to exceed the minimum 
standards within the NDSS, shown below.

There are 12 bicycle storage spaces provided and 0no car 
parking spaces.  

Waste provision has been calculated in-accordance with the 
Croydon Waste and Recycling Planning Policy Document. 

5.0 PROPOSALS
5.2 ACCOMMODATION SCHEDULE

Architects Coffey Architects
Site name Eagle Hill Road 9A rev B

Buildings Unit No. Type Floor Beds Bath GIA (Sq M) GIA (Sq Ft) Outside amenities size sqm Storage Aspects Outlook Assumed tenure
1 1 Flat 1 G 2b/3p 1 63 678 Garden 12.7 1.5 NE, SW Garden x 2 Private

2 Flat 2 G 2b/3p 1 63 678 Garden 12.7 1.5 NE, SW Garden x 2 Private
3 Flat 3 G 2b/3p 1 63 678 Garden 12.7 1.5 NE, SW Garden x 2 Private
4 Flat 4 G 2b/3p 1 63 678 Garden 12.7 1.5 NE, SW Garden x 2 Private
5 Flat 5 1 1b/2p 1 53 570 Terrace 10 1.3 NE, SW Terrace Private
6 Flat 6 1 1b/2p 1 53 570 Terrace 10 1.3 NE, SW Terrace Private
7 Flat 7 1 1b/2p 1 53 570 Terrace 10 1.3 NE, SW Terrace Private
8 Flat 8 1 1b/2p 1 53 570 Terrace 10 1.3 NE, SW Terrace Private

Mix
Studio 0 0%
1 bed 4 50%
2 bed 4 50%
3 bed 0 0%
Total 8 100%

 

5 
 

Table 1 -  Minimum gross internal floor areas and storage (m2) 
Number of 
bedrooms(b)  

Number of 
bed spaces 
(persons) 

1 storey 
dwellings 

2 storey 
dwellings 

3 storey 
dwellings 

Built-in 
storage 

 
1b 

1p 39 (37) *   1.0 
2p 50 58  1.5 

 
2b 

3p 61 70   
2.0 4p 70 79  

 
3b 

4p 74 84 90  
2.5 5p 86 93 99 

6p 95 102 108 
 
 

4b 

5p 90 97 103  
 

3.0 
6p 99 106 112 
7p 108 115 121 
8p 117 124 130 

 
5b 

6p 103 110 116  
3.5 7p 112 119 125 

8p 121 128 134 
 

6b 
7p 116 123 129  

4.0 8p 125 132 138 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
* Notes (added 19 May 2016): 

1. Built-in storage areas are included within the overall GIAs and include an allowance of 0.5m2 for fixed services or 
equipment such as a hot water cylinder, boiler or heat exchanger. 

2. GIAs for one storey dwellings include enough space for one bathroom and one additional WC (or shower room) in dwellings 
with 5 or more bedspaces. GIAs for two and three storey dwellings include enough space for one bathroom and one additional 
WC (or shower room). Additional sanitary facilities may be included without increasing the GIA provided that all aspects of the 
space standard have been met. 

3. Where a 1b1p has a shower room instead of a bathroom, the floor area may be reduced from 39m2 to 37m2, as shown 
bracketed. 

4. Furnished layouts are not required to demonstrate compliance. 

NDSS Minimum Area Standards

NSA and GIA of the Proposed Scheme

NOTE : 
The NSA is the sum of each unit’s GIA.
The GIA of each floor includes party walls 
between each unit. 

Site 9A rev A

NSA GIA
sq.m sq.m

Ground 252 257
G+1 212 216

UNITS 464                             473                       
TOTAL NSA TOTAL GIA

Total GIA of bin, bicycle stores and meter cupboards : 22 sqm
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The scheme provides:
• 4 No  1b2p flats
• 4 No 2b3p flats
• 0 No  parking spaces
• 12No cycle spaces per house
• Communal waste storage

The ground floor contains four 2B3P flats. These flats are 
accessed via a pedestrian route along the south of the site. The 
rooms of the flats are arranged around courtyard gardens to 
the front and rear. 

The retained substation is also on the ground floor, as well as 
the bin store and bike stores serving the proposed flats.

An external stair leads to the upper level flats. 

5.0 PROPOSALS
5.3 PROPOSED LAYOUTS
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First floor plan

BB AA5.3 PROPOSED LAYOUTS

The first floor contains four 1B2P flats. An external stair leads 
to a pedestrian route along the north of the site providing 
access to the flats. 

The flats have a roof terrace and are arranged to avoid causing 
overlooking to the neighbours to the south. 

5.0 PROPOSALS
5.3 PROPOSED LAYOUTS
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Proposed section AA

5.3 PROPOSED LAYOUTS

5.0 PROPOSALS
5.3 PROPOSED LAYOUTS
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Key Plan - Ground Floor Unit Type F7

Flat type F7_2B3P unit

5.4 FLAT TYPE F7 (2B3P)

The flats on the ground floor are Type F7. These have level access 
and are accessed from a shared pedestrian pathway along the 
southern side of the site.

The kitchen and front of the plan offers passive surveillance to 
the southern entrance route, and is given a measure of privacy 
by the threshold zone formed by the recessed entrance.  

The kitchen is open to the dining area and living room with views 
onto the first of two courtyard gardens.  The living room opens 
out onto this courtyard garden, which has a low wall and perforate 
screen providing visual privacy from the access route. 

The bedrooms are at the northern end of the plan and these are 
both positioned around a second courtyard garden.  

5.0 PROPOSALS
5.4 FLAT TYPE
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Key Plan - First Floor Unit Type F8

5.4 FLAT TYPE F8 (1B2P)

Unit type F8 is on the first floor and is accessed from the raised 
walkway along the northern side of the site.  

Similar to the F7 unit the kitchen and front of the plan offers 
passive surveillance to the northern entrance route, and is 
given a measure of privacy by the threshold zone formed by the 
recessed entrance.  

The kitchen is open to the dining area and living room with views 
onto the first of a courtyard garden.  The living room opens out 
onto a private terrace.  The terrace has a raised rain garden on the 
southern side, providing a buffer to the wall of Unit F7’s courtyard 
garden below and also a 1500mm wall to prevent overlooking to 
the existing houses along Hancock Road.   

5.0 PROPOSALS
5.4 FLAT TYPE

Flat type F8_1B2P unit
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5.0 PROPOSALS
5.4 FLAT TYPE
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KEY:

1 The proposed roof level is low so to cause minimal impact on the   
 neighbours above

2 Passive surveillance at both ground and first floor from kitchens   
 overlooking both access walkways

3 Main living spaces for the units at the ground floor look into private   
 courtyards

4 The bedrooms at the ground floor look into private courtyards

5 Living areas to the first floor looks into a private roof terrace with a   
 1500mm wall stopping overlooking into the neighbouring houses below

6 The private terraces to the first floor are set away from the boundary  
 minimising the impact on the neighbouring houses below

7 Rooflights to the bedrooms along the southern edge are high enough to  
 give views of sky rather than overlooking neighbours. 

2-storey house grouping diagram

2-storey house split section

5.4 FLAT TYPES

The diagrams across shows how the proposals work in a 
terrace and relate to their context.

The low height of the proposals, and chamfered southern edge 
minimise impact to neighbours to the north and south.

4
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View looking south down Eagle Hill

5.5 VIEWS

Key principles:

1. The proposed flats step down the slope in line with the 
terraces to front and back. 

2. The low height of the proposals keep views of the sky to 
from the gardens above the site.

3. The pedestrian access to the houses is legible from the 
street.

5.0 PROPOSALS
5.5 VIEWS
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View looking north east up Eagle Hill

5.5 VIEWS

Key principles:

1. The proposed flats step down the slope in line with the 
terraces to front and back. 

2. The low height of the proposals and the chamfered form 
minimise impact to the houses below. 

3. The 1.8m high wall prevents overlooking of the neighbours 
below from the ground storey and pedestrian route.

4. Rooms look into an inset balcony with 1.8m high screening 
to prevent overlooking. 

5. The pedestrian access to the houses is legible from the 
street.

5.0 PROPOSALS
5.5 VIEWS
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View looking east from Eagle Hill

5.0 PROPOSALS
5.5 VIEWS

7

5.5 VIEWS

Key principles:

1. The chamfered form of the bike and bin store relates 
to the chamfered form of the flats creating a coherent 
composition. 

2. The chamfer maximises daylight to the houses and gardens 
below. 

3. The upper level pedestrian route has a visual connection to 
the street. 

4. The substation is screened by planting and two layers of 
fencing.

5. The entrance forecourt opens off Eagle Hill as a coherent 
space. 

6. A canopy leads to the gate giving access to the flats. 

7. Passive surveillance of the entrance forecourt from a dining 
room window to one of the upper level flats. This window 
is above the head height of people climbing the stairs 
beneath it. 
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Southern entrance walkway to the ground floor

5.5 VIEWS

Key principles:

1. Open view to trees at the end of the vista, and the gaps in 
the massing of the building relieve the sense of enclosure. 

2. Kitchen windows facing the entrance offer passive 
surveillance to the entrance route.

3. Inset threshold zone to each house.

4. Planting along the existing wall. 

5. Blank wall to upper storeys avoids overlooking neighbours 
to the south. 

5.0 PROPOSALS
5.5 VIEWS
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5.5 VIEWS

Key principles:

1. Open view to trees at the end of the vista, and the gaps in 
the massing of the building relieve the sense of enclosure. 

2. Kitchen windows facing the entrance offer passive 
surveillance to the entrance route.

3. Inset threshold zone to each house.

4. Planting along the existing wall 

5. Perforate screens to preventing views into the ground floor 
courtyard gardens without causing an excessive sense of 
enclosure to the walkway

5.0 PROPOSALS
5.5 VIEWS

5

Northern entrance way to the first floor


