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SUMMARY 
 
Arcadis (UK) Ltd was commissioned by Brick by Brick (Croydon) Limited to prepare a Heritage Statement for 
the proposed redevelopment associated with Existing Garages Southeast of Eagle Hill of the Small Sites 
Programme, which is centred on Ordinance Survey (OS) grid reference TQ 3284470682.  

The primary legislation relating to historic buildings and conservation areas is the Planning (Listed Buildings 
and Conservation Areas) Act 1990. Present government planning policy is contained within the National 
Planning Policy Framework (NPFF), and paragraph 128 of NPPF requires applicants to describe the 
significance of any heritage assets which may be affected by a proposed development, including any 
contribution made to their setting. The aim of this Statement is 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, and to assess the impact of the proposed scheme on the heritage assets. 

The Site is located east of Eagle Hill Road, north of Hancock Road. The Site is located on sloping ground in 
an area of 1950s and 60s development. It is currently occupied by two garage blocks and a small electricity 
substation. The proposed scheme will involve the demolition of garages and erection of a two-storey building 
comprising eight flats together with landscaping and other associated works. 

Prior to the development of Norwood the Site lay on the edge of the Great North Wood and historic mapping 
from dating to the 1760s indicate the Site was covered by common woodland. The growth and development 
of Norwood began in the first half of the 19th century when development was focussed along the roads now 
called Central Hill and Beulah Hill.  

The First Edition Ordnance Survey map of 1869-79 shows significant development on and around the Site. 
This development was called Norwood New Town and formed a walled estate intended to separate its 
working class inhabitants, from the surrounding upper-class development and farm land which the area 
comprised at that time. The 'New Town' comprised terraced streets which survived largely unchanged until 
the 1950s and 60s when the area was bought by Croydon Council and redeveloped. By the late 1960s 
redevelopment was complete and the current layout of brick built housing blocks had been established.  

Harold Road Conservation Area is located to the east and south. It was ‘designated in 1973 due to its 
considerable architectural interest and the risks posed to the area’s character as a result of redevelopment 
pressures. It contains a significant grouping of substantially sized, late Victorian, elaborately detailed villas 
set in generous gardens, laid out on wide sweeping roads and on richly wooded slopes.’  

The part of the Conservation Area with proximity to the Site is the area around Rockmount Road, Essex 
Mews and Vermont Road which forms an extension to the Conservation Area following the Conservation 
Area Appraisal of 2013. The buildings within the proposed extension area are of the same age as the 
buildings in the Harold Road Conservation Area and were constructed between 1868 and 1890. They have 
many features in common with the properties that lie within the Harold Road Conservation Area (and) make 
a significant contribution towards the local character of the area in terms of their architectural features and 
also their layout and scale which have a high townscape value. 
 
The Conservation Area contains a number of locally listed buildings, the closest of which to the Sites are a 
group of row of Victorian town houses which face away from the Site into Troy Road. However, given that 
the main Site abuts part of the north western limit of the Conservation Area both these locally listed buildings 
and others to the south east at Rockmount Road should be considered as having some protection in terms 
of setting. There are no designated heritage assets on either of the two Sites and the Grade II listed St 
Valery is located about 500m south of the Site and forms a large brick villa dating to 1880. 

The historic buildings which lie within the extension of the Harold Road Conservation Area within proximity of 
the Site forming two groups, both of which have their main focus away from the Site. The larger of these is 
those at Rockmount Road, which comprise a total of six semi-detached houses which are close-spaced in 
three pairs. The smaller group comprises a terrace of four houses at Troy Road.  These buildings are three 
storeys high effectively screening other buildings within the Conservation Area on the other side of 
Rockmount Road and Troy Road.  
 
To the rear these Victorian buildings has historically been of secondary importance, performing a utilitarian 
rather aesthetic role. Many of them have been adapted by the addition of extensions of varying qualities. As 
such the rear of these buildings is not regarded as significant in terms of setting, meaning that impact from 
development of the Site, within the height parameters established by these buildings would have no negative 
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effect. Beyond this there are some areas of inter-visibility between the buildings from the Conservation Area, 
whereby the Site would be partially visible.  
 
The proposed scheme will not lie within the direct sight-line of any of historic views as identified by the 
Conservation Area, although it will have limited indirect impact as background at non-identified viewpoints 
from the edge of the Conservation Area. With implementation of good design and appropriate material 
selection it should be possible to determine the proposed development impact is a positive aspect. 

Non-designated assets on the Site comprise two garage blocks and an electricity substation, which all date 
to the redevelopment of Norwood New Town in the 1950-60s. They are of a design and type commonly in 
use in the local area and further afield and as such determined to be of negligible significance.  

Taking this into consideration, the development of the Site has the potential to enhance the character of the 
area, and improve the setting of the Conservation Area, which currently compromises 1950s and 1960s 
redevelopment, which the Harold Road Conservation Area Appraisal notes does not make a positive 
contribution to the area. Use of design elements and materials which reflect and draw on the design of 
buildings in Conservation Area would be appropriate, for example brick. Similarly, contrasting design and 
materials that complement the Conservation Area should also be considered. With appropriate design the 
proposed buildings close to the Conservation Area could provide an important element of connectivity 
between the 19th century historic core of the area and the 1950s and 60s development in which the Site is 
located.  
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1 Introduction 
1.1 Project Background 
Arcadis UK) Ltd. (Arcadis) was commissioned by Brick by Brick Limited to prepare a Heritage Statement 
relating to proposed development associated with Existing Garages Southeast of Eagle Hill, which forms part 
of the Croydon Small Sites Programme. This Heritage Statement assesses built heritage impacts to 
designated and non-designated assets and will support the planning application for the demolition of garages 
and erection of a two-storey building comprising eight flats together with landscaping and other associated 
works. 

1.2 The Site 
The Site is located east of Eagle Hill Road, north of Hancock Road (Figure 1 Appendix C). It sits within the 
ward of Upper Norwood, within the London Borough of Croydon with a Site centred at Landranger Ordinance 
Survey (OS) grid reference TQ 3284470682 and around the post code of SE19 3JL. It is approximately 
0.06ha in area and is currently comprised of two rows of garages with hardstanding and overhanging trees.  

1.3 Aims and Objectives 
The general aims of this assessment were to: 

• establish the nature and extent of any heritage assets which would potentially be impacted by the 
proposed scheme; 

• determine the setting and historic views of identified assets; 

• assess direct impacts to existing structures on-Site; 

• 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; and 

• provide a considered account of the resultant impacts under the current proposals. 

The specific aims of the Statement were to: 

• set out the historical background of the Site based on an appraisal of surviving buildings and the analysis 
of historic maps and documents; 

• assess the character and special interest of the Church Road Conservation Area (CA), and its setting; 

• assess the character and special interest of the Listed Buildings (LB) in the vicinity of the Site, and their 
setting(s); 

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

• identify the potential impact (positive or negative) of the proposed scheme on identified heritage assets 
(both designated and non-designated); and  

• assess the acceptability of the application scheme in terms of national and local planning policy and 
guidance. 

 

2 Methodology 
This Heritage Statement was requested by Croydon Council in order to determine, as far as is possible from 
existing information, the nature, extent and significance of built heritage assets within the Site and its setting, 
and to assess the potential impact of the proposals on all relevant designated and non-designated heritage 
assets likely to be affected. 

2.1 Desk Study 
This was achieved through establishing the baseline environment 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 Church Road Conservation Area, Listed Buildings and other 
heritage assets and the local and wider context, with photography to illustrate; and  

• 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. 

 

2.2 Sources 
A range of sources have been used in order to assess the Site’s 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 were utilised. 
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 assets was 
made utilising a range of sources covering, World Heritage Sites (WHS), Scheduled Monuments, Listed 
buildings, Registered Parks and Gardens and Battlefields, Conservation Areas and locally listed buildings. 
The development of the Site and surrounding area, including the Church Road Conservation Area, was 
assessed through historic map regression, looking to identify passed land-use, potential historic impacts to 
the Site such as previous development or quarrying and other contributing factors. Finally, historical context 
and additional information for the Site has been researched at the Croydon Museum and Archives Service, 
and using online 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) 
• 1844 Croydon Tithe Map (accessed in the Croydon Museum and Archives public reading room) 

• 1869-78 Ordnance Survey 25inch to 1mile scale map  

• 1896 Ordnance Survey 25inch to 1mile scale map  

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

• 1935 Ordnance Survey 25inch to 1mile scale map  

• 1952-53 Ordnance Survey 1:1250 scale map 

• 1958-69 Ordnance Survey 1:1250 scale map 

• 1973 Ordnance Survey 1:1250 scale map 

• 1991 Ordnance Survey 1:1250 scale map 

note: Ordnance Survey maps have been sourced from Envirocheck 
Documentary sources: 
• CIfA 2014 Standard and guidance for historic environment desk-based assessment, Chartered Institute 

for Archaeologists, updated December 2014 
• Coffey 2016, Croydon Smaller Sites Programme, 5.5_Site9A_CoffeyArchitects_Pre-App Report_Meeting 

1_21.06.2016, Coffey architects 
• Croydon Council 2013 Croydon local plan; strategic policies, London Borough of Croydon 
• Croydon Council 2015 Harold Road Conservation Area Appraisal and Management Plan, Croydon 

Council – Supplementary Planning Document  
• DCLG 2014 Conserving and enhancing the historic environment, 

http://planningguidance.communities.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-
environment/, accessed 13th July 2016.  

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

• Greater London Historic Environment Record (GLHER)  

http://www.rootsweb.ancestry.com/%7Eengsurry/maps/roque.html
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• 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 

• Mayor of London, 2016, The London Plan; The spatial development strategy for London consolidated with 
alterations since 2011 

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 

2.3 Site Walkover Survey 
A walkover survey was undertaken on 7th July 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, with reference to visibility from and to the Site.  

2.4 Assessment Criteria 
Assessment of the significance of the Site and its heritage potential looks to identify how particular parts of a 
place and different periods in its evolution contribute to, or detract from, identified heritage values associated 
with the Site. 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. 

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 

The following significance criteria were used:  

 

Significance Factors Determining Significance 

International World Heritage Sites 

Assets of recognised international importance 

Assets that contribute to international research objectives 

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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Significance Factors Determining Significance 

National Scheduled Ancient 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 

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 

 

2.5 Consultation 
Consultation has been carried out with the Planning advisory team at Croydon Council who have stated that 
a heritage statement is required for Eagle Hill Gardens to better determine impacts. These consultations will 
in due course be taken further with Croydon Council Conservation Officer, who was appointed at the 
beginning of September 2016.  

2.6 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. 

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; 
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• 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. 

NPPF Section 12: Conserving and enhancing the historic environment sets out the principal national 
guidance on the importance, management and safeguarding of heritage assets within the planning process. 

The aim of NPPF Section 12 is to ensure that Regional Planning Bodies and Local Planning Authorities, 
developers and owners of heritage assets adopt a consistent and holistic approach to their conservation and 
to reduce complexity in planning policy relating to proposals that affect them. 

To summarise, government guidance provides a framework which: 

• requires applicants to provide proportionate information on the significance on heritage assets affected by 
the proposals and an impact assessment of the proposed development on that significance. This should 
be in the form of a desk-based assessment and, where necessary, a field evaluation; 

• takes into account the desirability of sustaining and enhancing the significance of heritage assets and 
their setting; 

• places weight on the conservation of designated heritage assets (which include World Heritage Sites, 
Scheduled Monuments, Listed Buildings, Protected Wreck Sites, Registered Parks and Gardens, 
Registered Battlefields or Conservation Areas); 

• requires developers to record and advance understanding of the significance of any heritage assets to be 
lost (wholly or in part) in a manner proportionate to their importance and impact, and to make this 
evidence (and any archive generated) publicly accessible. 

Policy guidance concerning listed buildings is as follows; 

• Paragraph 132 – When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation. The more important 
the asset, the greater the weight should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, 
any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II 
listed building…should be exceptional… 

• Paragraph 134 – 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 securing its optimum viable use. 

Policy guidance concerning Conservation Areas is as follows: 
• Paragraph 137 - Local planning authorities should look for opportunities for new development within 

Conservation Areas and World Heritage Sites 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. 

• Paragraph 138 - Not all elements of a World Heritage Site or Conservation Area will necessarily 
contribute to its significance. Loss of a building (or other element) which makes a positive contribution to 
the significance of the Conservation Area or World Heritage Site should be treated either as substantial 
harm under paragraph 133 or less than substantial harm under paragraph 134, as appropriate, taking into 
account the relative significance of the element affected and its contribution to the significance of the 
Conservation Area or World Heritage Site as a whole. 

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 - 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.  
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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. 

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 Borough Policies.  
The Croydon Local Plan (CLP) adopted April 2013 comprises a series of documents 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 

Guidance 

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 (HE 2016). 
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4 Walkover Survey Results  
Eagle Hill lies close to the northern limit of the London Borough of Croydon, close to the boundary with the 
London Borough of Lambeth on the ridge of the hill. It forms a short road which rises sharply up a south-
south-west facing slope between Hancock Road and Dover Road. To the west are two rows of low rise flats 
while to the east are two rows of 20th century terraced houses. The Site comprises a short tarmac driveway 
with a row of concrete garages on either side, except at the west end of the northern row where there is a 
small electricity substation (Plates 1 and 2). The Site is relatively flat, but has clearly been terraced into the 
slope to allow the construction of the garages. No other built heritage assets are located on the Sites. The 
buildings to the north, west and south of the Site were constructed at the same time as the garages and 
comprise two and three-storey residential properties. 

The Site affords views to the south, including through a gap between houses which allows a very narrow 
view to the recreation ground which lies in the Harold Road Conservation Area and the Site is just visible 
from the recreation area (Plate 3). The Site does not lie within the Conservation Area. 

The Site is overlooked by a row of houses immediately to the north (which face onto Dover Road). To the 
north-east, and within the Conservation Area, are four locally listed buildings which form a highly decorated 
late Victorian brick terrace with bay windows fronting onto Troy Road and long gardens to the rear. Views 
from the rear of these houses overlook the Site although inter-visibility is currently partially obscured by 
vegetation (Plate 4).  

To the north of the Site on the corner of Nasby Road, a high wall defines the corner of the Conservation 
Area, and is visible from Eagle Hill road (Plate 5). However, there is no inter-visibility between this wall and 
the Site as this view is screened by the intervening form of the buildings facing onto the southern side of 
Dover Row. No other part of the Conservation Area, largely comprising Victorian terraces to the east of the 
Site, is visible from the Site. There is very limited inter-visibility between the Site and the Grade II listed villa 
St Valery, across the Upper Norwood Recreation Ground, although only to from and the upper storey.  
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5 Baseline Resource 
5.1 Development of the Site  
Prior to the 19th Century the Site lay on the edge of the Great North Wood which historic mapping dating to 
the 1760s and 1800s (Figures 2 and 3) indicates formed common woodland within the area of the Site. The 
roads which are now the A214 Central Hill, located to the north of the Site, and the A215 Beulah Hill, to the 
south, are illustrated on these maps but with no development along them at that time. A third road or track is 
also illustrated passing close to the approximate location of the Site, but this is not visible on later mapping. 
The Enclosure map (1800; Figure 3) and Tithe map (1844; Figure 4) indicate the Great North wood around 
the Site was enclosed and became agricultural land in the early 19th century and records the land in which 
the Site is now situated as belonging to Croydon Hospital. 

The growth and development of Norwood began in the first half of the 19th century. Historic mapping 
indicates development was focussed to the east of the Site at Upper Norwood (c.500m to the east) but 
quickly spread along the pre-existing roads including Central Hill and Beulah Hill. The 1844 Tithe map 
(Figure 4) records that the Site was located in an agricultural field labelled as 4202 and named 'Part of 
Field'. It was owned by Croydon Hospital and the tenant was R. Hamilton. To the east of the Site, 
development along Central Hill from the core of Upper Norwood is visible along Central Hill.  

The First Edition Ordnance Survey map (1869-79; Figure 5) records significant development in and around 
the Site. At the western edge of the Site are two end-of-row terrace houses, with a gap between them, 
fronting onto Spa Road (now Eagle Hill) to the west of the Site. To the rear of the houses, on the eastern part 
of the Site, are an undeveloped plot and a couple of gardens, although some of these boundaries are only 
‘dotted-in’ on the map, suggesting they were not formalised or completed at this juncture. Spa Road is one of 
a group of new roads that have been laid out within the field recorded as 4202 by the Tithe map. Located off 
these new roads are numerous rows of compact terraces and semi-detached houses, and the area is 
recorded as Norwood New Town. Norwood New Town was built around 1850 by the management company 
of Crystal Palace, and some of the houses were occupied by builders working on the palace (http://hidden-
london.com/gazetteer/norwood-new-town/). There were three public houses and the new town was enclosed 
by a high brick wall, which was apparently intended to prevent residents from disturbing the neighbouring 
community. Beyond this development most of the fields boundaries remain unchanged although Essex 
Lodge is recorded to the north-east of the Site, and this appears to have had formal and landscaped gardens 
which included the area immediately east of the Site.  

The 1896 Ordnance Survey map (Figure 6) records that the empty plot between the two end terraces on the 
Site has been filled, creating one terrace along the western side of the road which is now called Eagle Hill. 
The gardens to the rear are now formalised. Beyond the Site Norwood New Town is relatively unchanged, 
but the gardens around Essex Lodge to the east have been completely redeveloped. The Lodge is still 
visible, although not annotated, and a series of new roads laid out. The houses and gardens on these roads 
are larger than those in Norwood New Town, and appear to be largely made up of a mix of detached and 
semi-detached properties, although those off Troy Road, which remain today backing onto the Site, are 
formed of two rows of three houses. To the west and south of Norwood New Town the earlier field 
boundaries still survive, but new roads including Hermitage Road and Chevening Road had been laid out. 

The 1912-13, 1935 and 1952-53 OS maps (Figures 7-9) show no significant changes to the Site, although 
some of the garden boundaries on the eastern side of the Site are altered. Beyond the Site, at new building 
is visible immediately south-east of the Site on a plot labelled Corporation Yard. Residential development to 
the south and west of Norwood New Town is visible off Chevening Road and Hermitage Road, and by the 
1950s the remains of Essex Lodge have been cleared.  

The 1958-1969 OS map (Figure 10) records that Norwood New Town had been cleared and redeveloped. 
The layout of the proposed Site, and its immediate surroundings largely reflects the present day layout. 
Croydon Council had begun to compulsorily purchase run-down properties in the New Town from 1955 (ibid 
above), and by the late 1960s the redevelopment was complete. Later OS mapping (1973; Figure 11, and 
1991; Figure 12) show no significant changes to the Site. The corporation yard, located immediately south-
east of the Site was developed for housing by 1991.  

5.2 Statutory Assets 
Church Road, Harold Road and Beulah Hill Conservation Areas are all located in the vicinity of the Site 
(Figure 13), but only the Harold Road Conservation Area lies close enough to have the potential to be 
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impacted by the proposed development.  The north-eastern corner of the Site abuts the edge of the 
Conservation Area.   

The Harold Street Conservation Area was designated in 1973 due to its considerable architectural interest 
and the risks posed to the area’s character as a result of redevelopment pressures. The Conservation Area 
Appraisal (Croydon Council 2015) outlines its special character as an area which contains a significant 
grouping of substantially sized, late Victorian, elaborately detailed villas set in generous gardens, laid out on 
wide sweeping roads and on richly wooded slopes. This development is linked to that of the wider area 
which significantly expanded following the arrival of the Crystal Palace in 1856. Its 19th century townscape is 
well preserved without many modern alterations damaging the character and architectural significance. 
There are also pockets of earlier 19th century late Georgian development on Central Hill and South Vale, 
which have a more intimate scale and character (section 1.6.1).  

The appraisal also states that the character of the Conservation Area is greatly influenced by the varying 
topography, with a more spacious layout on the shallower sloped ground to the west and tighter-knit 
development on the steeper slopes to the east. The area is also enriched by the Upper Norwood Recreation 
Ground, one of Croydon’s early recreation grounds, and presence of many mature trees both within the park 
and in private garden (section 1.6.2). There are no statutory heritage assets located within the Conservation 
Area, indicating that its designation is for the character of the urban form as a whole rather than individual 
assets.  

The Site abuts part of the Conservation Area off Troy Road, and lies in close proximity to Essex Grove and 
Rockmount Road. These three roads were added to the Conservation Area in 2015. The Appraisal notes 
that Troy Road, located immediately east of the Site, is made up of a group of locally listed buildings which 
have a strong visual presence from Rockmount Road, due to the Victorian double height bay windows and 
chimneys. These buildings are a fine example of decorative recessed porches and decorative red brick work 
in contrast to the London stock brick (section 6.12). Further east beyond Troy Road is Rockmount Road. The 
Appraisal notes that this road has large Victorian semi-detached houses with basements and high pitched 
front twin gables with barge boards and finials. On a hill, the views down the road culminate towards Upper 
Norwood Recreation Ground. The buildings are on large plots with large rear gardens and views in between 
houses. Views of the rear elevations of these buildings are visible from Troy Road and High View Road. 
Although the majority of the buildings have been subdivided and modern unsympathetic alterations have 
occurred, the buildings have retained many fine architectural features similar to Bedwardine Road and 
Gatestone Road. The buildings have a strong visual uniformity along the roofscapes down the hill (section 
6.11). It also notes that on Essex Grove, to the north-east of the Site, the Victorian detached 
buildings…maintain many original features, with the inclusion of decorative timber pitched porches and 
bullseye windows within the eaves. The decorative brickwork also varies compared to the buildings on the 
surrounding streets. Lintels are constructed of red brick with an oversized stucco keystone. Such decoration 
is in contrast to the main London stock brick that predominates the rest of the conservation area (section 
6.13).  

There are a number of Listed Buildings in the wider vicinity of the Site (Figure 13) but only one lies within 
500m of the Site. The Grade II listed villa St Valery (NHL1079246) is located about 500m south of the Site 
on Beulah Hill, and was designed by the architect Sextus Dyball around 1880. The villa stands at four 
storeys and is constructed from yellow stock brick. It forms one of a number of large villas built along Beulah 
Hill around this time, the majority of which were demolished under later redevelopment. There is very limited 
inter-visibility between the Site and the villa, across the Upper Norwood Recreation Ground, although only 
from/to the upper storeys of St Valery. The villa’s setting is relatively localised, comprising its surrounding 
streetscape. 

5.3 Non-statutory Assets 
There are 101 locally listed buildings within 500m of the Site, none of which are located within the Site. The 
closest example is No 11 Troy Road (DLO34863), which is located about 10m north-east of the Site. This 
forms one of a terrace of four locally listed buildings (DLO 34860-63; Plate 6) discussed in the Conservation 
Area appraisal as having a strong visual presence (when viewed) from Rockmount Road. There are a 
number of locally listed buildings further afield within the Conservation Area as well as beyond along Central 
Hill to the north-west of the Site and Beulah Hill to the south-west (Figure 13). As non-statutory 
designations, the settings of these buildings are not in themselves protected, but those within the 
Conservation Areas are afforded protection by virtue of their inclusion within these areas. 
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5.4  Non-designated Assets 
The Site is currently occupied by two blocks of garages, which were constructed as part of the 
redevelopment Norwood New Town in the 1950s and 60s. An electricity sub-station, probably built at the 
same time is also included at the western end of the northern garage block. The garages and sub-station are 
typical of design for their period and are widely represented across London and have little architectural merit, 
as such they have negligible heritage significance. The area immediately surrounding the Site is formed by 
the houses and blocks of flats from the re-development, except to the east of the Site where earlier 
properties survive off Troy Road and Essex Grove and these have been included in the Conservation Area. 
The Conservation Area Appraisal states that ‘Most of the modern development built in the post-war period, 
prior to the designation of the conservation area, detracts from the special character of the Conservation 
Area’. This presents the opportunity to create something that improves on the existing situation and 
complements the Conservation Area. 

5.5 Setting and Historic Views 
Map 4 of the Conservation Area Appraisal identifies a number of 'Long or Linear Views' including one which 
looks down Essex Grove towards the locally listed buildings on Troy Road, and another looking across the 
South Norwood Recreation Ground in the general direction of the Site. The Site is not visible in either view 
due to the intervening form of buildings and/or trees, which presents effective screening. The appraisal also 
states that the varied topography of the area provides scenic views throughout the conservation area, often 
over the rooftops of buildings. Glimpses through gaps between buildings contribute towards the spacious 
character of the area, particularly through narrower streets including South Vale. Similarly, attractive medium 
and long distance views down Rockmount Road, Harold Road, Vermont Road, South Vale, Gatestone Road, 
and also west of Bedwardine Road, open up the area to attractive panoramas of South London with rooftops 
and the crowns of trees visible (section 3.4.1 Croydon Council 2015). 

From this it can be summarised that the vistas along these roads and over the heights of the existing 
buildings form its important historic aspects. Two key principles in safeguarding this would be to avoid 
projecting new built-form into the street-space and to consider the spectrum of existing building-heights 
presented by the changing topography.  

Height and Massing of the buildings in the Conservation Area are characterised by the Appraisal as fairly 
consistent and are mainly two storeys, sometimes with either roof accommodation or raised ground floors. 
There are exceptions with taller buildings at the eastern section of Central Hill and buildings of a smaller 
scale and massing along the north side of Bedwardine Road and the western side of South Vale (section 
3.3.1). 

The buildings within the Conservation Area on Troy Road, Essex Grove and Rockmount Road largely 
comprise domestic 19th century villa type properties with low-massing and medium density. As noted in 
Section 5.2 of this report the Appraisal makes reference to the buildings on these roads due to their visual 
presence and surviving decorative features. The principle aspects of these buildings face onto their 
respective road, and this should be considered to form their principle setting. Due to the low rise nature of 
the proposed development, it will not be visible when looking at the buildings on these roads.  

The back of the locally listed buildings on Troy Road are about 10m from the Site, and the Site is about 40m 
from the rear of buildings on Rockmount Road. However, the rear of these types of Victorian buildings has 
historically been of secondary importance, performing a utilitarian rather aesthetic role. They have been 
adapted by the addition of extensions of varying qualities (Plate 4), which are not considered to be 
historically significant. As such the rear of these buildings is not regarded as significant in terms of setting, 
meaning that impact from development of the Site, within the height parameters established by these 
buildings would have no negative effect. 

The Conservation Area Appraisal outlines guidance for any development affecting the setting of the 
conservation area as follows (section 8.3): 

All proposed development in close proximity to the Harold Road Conservation Area should seek to preserve 
and enhance its setting. All development proposals affecting the setting of the conservation area will be 
assessed using the criteria and guidance of English Heritage document ‘The Setting of Heritage Assets’. 

The Grade II listed St Valery is located 500m south of the Site. There is only limited inter-visibility between it 
and the Site and as a suburban villa it has a relatively localised setting relating to its surrounding 
streetscape. As such it is not considered that any view of the building, or its setting, will be impacted by the 
proposed development.  
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5.6 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 
(Figure 4). 

There are no UNESCO designated World Heritage Sites, Scheduled Monuments, Grade I Listed Buildings or 
Registered Battlefields within the wider area, or any views to and from such an asset beyond the wider area 
which are likely to be adversely affected. 

Crystal Palace Park is a Grade II* listed Park and Garden located 1km east of the Site. Due to the low-scale 
nature of the proposed development it is not anticipated that any view of or from the park will be impacted by 
the proposed development. 

5.7 Sensitivity 
The Site is located adjacent to the Conservation Area. Although the Appraisal also identifies a number of 
views within Conservation Area, these are principally along its major roads and over the heights afforded by 
topography. None of the identified views relate directly to the Site. A view along Essex Grove is identified by 
the Appraisal, but the Site is effectively screened from within the Conservation Area by a combination of 
intervening built form and by distance. Given these factors the sensitivity of the Conservation Area in relation 
to the proposed development is deemed to be low.  
6 Assessment of Significance 
The garage blocks and electricity sub-station located on the Site 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 Harold Road Conservation Area Appraisal notes that it places much of its 'special character' on the 
significant grouping of substantially sized, late Victorian, elaborately detailed villas set in generous gardens, 
laid out on wide sweeping roads and tree lined slopes. This development is linked to the wider expansion of 
the area which occurred following the arrival of The Crystal Palace in 1856 and the expansion of the 
railways. Its 19th Century townscape is well preserved without many modern alterations damaging the 
character and architectural significance. There are also pockets of earlier 19th Century late Georgian 
development on Central Hill and South Vale in the area, which have a smaller scale and more intimate 
character than the Victorian villas. 

The Appraisal also notes that the character of the conservation area is greatly influenced by the varying 
topography. There is a more spacious layout on the shallower sloped ground to the west, and tighter-knit 
development on the steeper slopes to the east. The area is also enriched by the Upper Norwood Recreation 
Ground, one of Croydon’s early recreation grounds, and the presence of many mature trees both within the 
park and in private gardens. It is therefore determined that the Conservation Area demonstrates 
considerable evidential, historical and architectural values. It also has high communal value associated with 
its importance as a resource which informs the identity of local residents both historically and currently. As 
such it is deemed as being of regional importance. 

7 Discussion 
There are no designated heritage assets on the Site. Non-designated assets comprise the two garage blocks 
and an electricity substation, which all date to the development of Norwood New Town in the 1950s and 60s. 
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. 

Harold Road Conservation Area is located to the east and south of the Site and the north-east corner of the 
Site abuts the area. The Conservation Area derives much of its special interest from the intact state of its 
19th century villas and other residential properties. The proposed scheme will not impact upon important 
historic views as described by the Conservation Area Appraisal. It will instead present an indirect impact to 
the wider area which will be present within views to and from parts of the Conservation Area. This will be 
most evident with regard to the rear of the Locally Listed buildings on Troy Road and the non-designated 
buildings at Rockmount Road, which lie within the Conservation Area. However, the rear of such buildings 
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are designed to be functional making capacity for adaptation through extensions and alterations. As such 
they do not play a significant role in the setting of the building, which as typical of the rear of Victorian 
residential properties was intended to be functional.  

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.  

To summarise, the removal of the existing garages and electricity substation has the capacity to improve the 
character of the area and therefore enhance the setting of the Conservation Area. Sensitive design of the 
new buildings, and/or the use of building materials common to the Conservation Area would also help to 
better connect and integrate the 1950 and 60s redevelopment of Norwood New Town into the surrounding 
area, enhancing the setting of the Conservation Area. The removal of the existing garages and their 
replacement by buildings that better reflect the 19th century character of the area should enhance the 
background to the Conservation Area setting. 

8 Conclusion and Recommendations 
This Heritage Statement has examined the potential impact of the proposed scheme on the setting of the 
heritage assets within the surrounding area. The garages, which currently occupy the Site, have negligible 
heritage significance and those buildings immediately around the Site are of low heritage value. It has shown 
that the significance of the Conservation Area lies in its intact 19th century villas and other residential 
properties, which form the core of the area. 

The current proposal is for two-storey building comprising eight flats. This has the potential for minor impacts 
to the setting of the Conservation Area. Appropriate choice of material and execution of the current height 
and massing should determine this as a positive effect in terms of the background of the conservation area.   

In conclusion, the development of the Site has the potential to enhance the character of the area, and 
improve the setting of the Harold Road Conservation Area, which currently comprise 1950s and 60s 
development. The proposed development should include design details and/or materials which reflect the 
design of the older buildings in the Conservation Area. It might also consider using the types of brick 
abundant through the area or seek to make a valid contribution through the use of alternative contrasting 
materials, or a combination of the two. The proposed buildings close to the Conservation Area could provide 
an important element of connectivity between the 19th century historic core of the area and the 1950 and 
60s development in which the Site is located.
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Plates 

 
Plate 1: The Site looking east showing garages and electricity substation 

 
Plate 2: View of the Site looking west 
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Plate 3: View looking towards the Site form the Upper Norwood Recreation Ground 

 

 
Plate 4: View from the Site to the rear of the locally listed buildings on Troy Road. These buildings are in the 
Conservation Area. Note the white flat-roofed extension and loft conversions. 
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Plate 5: View from the northern end of Eagle Hill along Naseby Road. The wall in the distance also forms the 
edge of the Conservation Area 

 

 
Plate 6: The locally listed buildings on Troy Road. The bollards mark the boundary of Troy Road and Dover 
Road. The Site is located to the rear of the red building to the right.  
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Built Heritage Features 
Conservation Area 

Name Character and date 

Harold Road Conservation Area 19th century detached villas and other 19th century residential  development 

 

Listed Buildings within 500m 
List Entry Name Grade NGR 

1079246 ST VALERY II TQ 32702 70202 

 

 

ST VALERY 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended 
for its special architectural or historic interest. 

Name: ST VALERY 

List entry Number: 1079246 

Location 

ST VALERY, 54, BEULAH HILL 

The building may lie within the boundary of more than one authority. 

County: Greater London Authority 

District: Croydon 

District Type: London Borough 

Parish: 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 26-Jan-1989 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 201296 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official 
record but are added later for information. 

List entry Description 

Summary of Building 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

THe following building shall be added. 

1. 5009 BEULAH HILL 

TQ 37 SW 1/20 No 54, St Valery 

II 

2. 

Villa, 1880 by Sextus Dyball. Yellow stock brick with red brick and some stone dressings. Steeply pitched 
tiled roofs with cresting to ridges and finials at apices. Oversailing eaves with ornate brackets. Asymmetrical, 
3 and 4 storeys and attics. Tall tower-like wing to left, lower wing to right, with canted roadside bay, linking 
single bay containing entrance, slightly set back, and reached by long flight of steps forming an integral part 
of the design. Left hand wing. Semi-basement and 3 full storeys. Paired sashes, beneath flat gauged red 
brick arches with rendered stone keystones, excepting those to ground floor which have pointed red brick 
arches to windows, rendered stone imposts, and scalloped frieze to window head. Ornate cast iron balcony 
to each window. Decorative brick bands, of raised, flush and dentilled brickwork encase the building, above 
basement window arches, between storeys above, as cill bands to upper two storeys and as impost bands to 
first and upper storeys. Moulded stone impost band at ground floor. Full dormer with hipped roof and two-
light casement. Left hand return, a single bay, is similarly detailed. Central, single bay. Flight of marble steps, 
with flanking marble panels and parapet on brick infrastructure, rise to pair of part glazed porch doors. 
Glazed canopy is all that remains of former full length glazed canopy. Gabled porch. Inner single panel 
glazed doors with plain fanlight acanthus corbels to sides. First floor window as that of tower. Small blind 
opening above, with pointed red brick arch. Parapet with rendered embattling. Pitched roof behind right hand 
wing. 2 full storeys and semi basement, and attics. Similarly detailed as left hand wing with continuous brick 
banding. Canted bay to semi basement, and ground floor, surmounted by glazed conservatory at upper 
storey. Basement fenestrations as left hand wing. Ground floor canted bay, has replaced casements in 
original openings. Glazed conservatory above, covers three openings to terrace or balcony. Full dormer with 
three light casement. Tall stocks with moulded bands and oversailing caps to right, and to rear of tower wing. 
To right lean-to sun room with 5-bay window at upper level. Applied pilasters between the bays, dentilled 
cornice, upper lozenge lights with stained glass. Interior. Said to contain finely moulded staircase with 
moulded pendants. Inner hall contains panelled "dumb waiter". Principal rooms said to retain moulded 
ceilings and fireplaces Hardwood panelled doors with ornate architraves and doorcases. 

Listing NGR: TQ3270270202 
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