
3. Introducing Priority Area 1 - Town Centre

3.1. Overview

Priority Area 1 of West Norwood is shown below in 
Figure 3.1. It lies on the west side of Norwood Road in the 
northern part of the West Norwood district centre. It is  
bounded to the north by York Hill, Norwood Road to the 
east, Lansdowne Hill to the south and the York Hill estate 
to the west. The site contains a mix of uses with flats 
above shops, two large retail stores (Iceland and B&Q), a 
petrol station, and a pub on Norwood Road, and a mix of 
employment uses on the western part of the site with a 
vacant laundry building (former Brooks laundry site), car 
repair garages and industrial units including one which is 
being used as a church northwest of B&Q. It also includes a  
Council-owned public car park on Waylett Place.

It is well located within the district centre on the main 
commercial spine connecting to the railway station, as well 
as Priority Area 2 in the south. Its significance, in terms of 
its potential for revitalising West Norwood, has long been 
recognised in planning policy terms by Lambeth Council. 

The site was originally identified in 2009 in the Strategic 
Housing Land Availability Assessment (SHLAA) and 
the West Norwood Masterplan, and then formalised in 
the 2015 Local Plan as a major, retail-led, mixed-use 
redevelopment opportunity. The Council aspiration has 
been for a comprehensive redevelopment of the area but 
this has proved difficult in terms of land assembly and the 
potential of the site remained largely untapped, although 
there has been some redevelopment, notably the new 
Iceland store with flats above, just south of Waylett Place.

However, this could all be about to change. In late 2017, 
a outline planning application came forward for the 
residential-led redevelopment of the former Brooks 
laundry site on the western part of the site (currently being 
considered by Lambeth Council). In addition, the owners 
of two adjoining sites north of B&Q are in discussions 
with the Council about redeveloping their site, also for a 
residential-led mixed-use scheme. 

These discussions are apt at a time when investment in 
community and cultural facilities at West Norwood has 
been welcomed with the new Health and Leisure Centre, 
Library and Picturehouse and South London Theatre.
The momentum that is beginning to build is encouraging 
and the NPA is keen to ensure that the redevelopment 
contributes to the creation of a new and revitalised 
Priority Area 1 for West Norwood, particularly at a time 
when high streets across the country are struggling to 
retain and attract retailers, regardless of whether they are 
independent or major chains. As such, it is important to 
understand the role of the different pieces of the jigsaw 
within Priority Area 1 and how they can all hang together 

to create a compelling destination for local residents and 
visitors alike. 

The rest of this chapter sets out a summary of 
consultation findings, site analysis, opportunities and 
constraints, options for development, and key principles 
for development. 

3.2. Policy Review
The draft London Plan (July 2018)
Policies that are relevant to Priority Area 1 in West 
Norwood are:

Policy SD6 Town centres and high streets – The vitality 
and viability of London’s varied town centres should 
be promoted and enhanced by encouraging hubs with 
a diverse range of uses and identifying locations for 
mixed-use or housing-led intensification to optimise 
residential growth. The particular suitability of town 
centres to accommodate a diverse range of housing 
should be considered and encouraged, including smaller 
households, Build to Rent, older people’s housing and 
student accommodation. 

Adopted Lambeth Local Plan (2015)
As identified in Chapter 2 of this document, Priority Area 
1 is identified as an important site in Policy PN7 West 
Norwood. The Local Plan also includes a site boundary 
map - shown here on Figure 3.1 - and states that its 
preferred use is “Retail-led mixed-use development 
to include housing, new public space and improved 
connections through the area, smaller retail units fronting 
Norwood Road and car parking” (page 201). 

Other policies that are relevant to Priority Area 1 include:

Policy ED2 Business, industrial and storage uses 
outside KIBAs – bearing in mind that there are some 
employment uses on the site, the Local Plan states that the 
loss of land or floorspace in business, industrial or storage 
(B class) use, or in employment-generating sui generis use, 
will not be supported unless it is demonstrated that there 
is no demand for the floorspace. It also states that mixed-
use will be supported where the existing quantity of B class 
floorspace is replaced or increased.

Policy ED6 Town centres – District centre’s primary 
shopping areas predominant retail function will be 
maintained. It specifically addresses the role of primary 
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shopping areas in delivering regeneration for major, district 
and local centres. Almost all of Priority Area 1, excluding 
Thanet House on York Hill and the former Brooks Laundry 
site, are within the designated district centre primary 
shopping area. 

Policy ED10 Local centres and dispersed local shops 
– The council will support and protect the role of local 
centres and local shops in meeting the day to day needs 
of communities. Active-frontage uses, and particularly 
retail (A1) uses, will be encouraged and protected. Change 
of use of ground floor shops in local centres will only be 
supported where the use proposed is an active-frontage 
use and an appropriate mix and balance of uses is retained. 

3.3. Previous work
A Plan for West Norwood and Tulse Hill: 
Community Evidence Base Report 
(November 2016)

This report noted the key challenges facing Priority Area 
1 at the time which are still relevant today. Its fragmented 
landownership and the numerous small plots of land which 
are already occupied; and higher value land uses which are 
in key locations - the B&Q and petrol filling station. Overall, 
it was suggested that the private sector would be unable 
to assemble the whole of Priority Area 1 on its own. The 
emphasis it therefore suggested would be to focus on 
place-making to create a well designed scheme  to help 
generate greater value to help offset assembly costs, 
and for the Council to consider working with a developer 
partner.  

The Commonplace online consultation also highlighted 
a number of key concerns from local residents and 
stakeholders about this area of West Norwood: 

 − Demand for a more varied choice of shops and 
restaurants/other evening leisure activities; 

 − Concerns about vacant or under-used sites like the 
former Brooks laundry and area around Waylett Place 
affecting the area’s image and perception of safety; 

 − Demand for improvements to the quality of the town 
centre environment including more street lighting, 
planting, open space, and shop fronts improvements; 

 − Demand for improvements to the pedestrian and 
cycling environment, and traffic calming measures. 

West Norwood and Tulse Hill: A Manual 
for Delivery (April 2017)

The vision for Priority Area 1, as outlined in the Manual for 
Delivery, is to “encourage new development and land uses 
to ensure the Central Retail Area is better integrated into 
the wider area. Retail-led development at ground floor, 
along with business and leisure uses, complemented by a 
mix of private and affordable residential units on the upper 
floors will help improve the public realm, and support local 
employment opportunities in this central part of Norwood 
Road.” (page 92). 

The Manual also promotes the delivery of new housing and 
commercial floorspace in the heart of the town centre, and 
the enhancement of town centre vitality with new modern 
floorspace to attract a broader range of retailers. 

200 Places and Neighbourhoods  11

Lambeth Local Plan September 2015 

Site 18: 286-362 Norwood Road SE27
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Figure 3.1 Site 18 286-362 Norwood Road (taken from the Lambeth 
Local Plan 2015, page 200)

Norwood Neighbourhood Plan Priority Area 1

13AECOM



It sets out a number of development priorities for the area 
with the aim of:

 − providing new housing;

 − improving the quality of buildings;

 − creating a more diverse retail and commercial offer; 
and

 − improving connections north to south and east to 
west public realm.  

3.4. NPA emerging 
vision 
Priority Area 1 meeting, November 2017 
The NPA held a public meeting on 28th November 2017 
with XX attendees to discuss Priority Area 1 and more 
specifically, the developer’s submitted proposals for the 
former Brooks Laundry site. In relation to the Priority Area 
1 and land use planning, comments included: 

 − Support for good quality design;

 − The need for a joined-up approach to the 
redevelopment; and 

 − The potential to widen pavements on Norwood Road 
and to turn Waylett Place car park into a public space. 

These comments echo those identified in the 2016 
Commonplace consultation exercise.

Visioning workshop #1, May 2018 
The first in a series of visioning workshops was held by 
the NPA on 25th April 2018. Key comments from the XX 
attendees who attended included: 

 − The need to be open - the community, businesses, 
developers and Council need to work collaboratively.

 − The need to be able to live locally - with more 
affordable housing provision; 

 − To be safe - for children, pedestrians and cyclists; 

 − To be accessible - for people and businesses; 

 − To be affordable - for residents and business owners 
alike. 

 − The need to be clean - reducing pollution and waste 
in streets. 

All of these themes underpin the options produced for 
Priority Area 1 as shown in Chapter 5. 

3.5. Current proposals  
There is a live planning application for 6 Lansdowne Hill, 
the former Brooks Laundry site in the southwestern corner 
of Priority Area 1 site (18/00580/FUL). The application is 
for the demolition of the existing building and erection of 
a part 6 and part 7 storey building to provide 51 residential 
flats (Use Class C3) with amenity space at 5th floor level, 
and erection of a 4 storey office building (Use Class B1(a)), 
together with provision of cycle stores, car parking spaces, 
refuse/recycling stores, landscaping and a new pedestrian 
links. The application was originally submitted in February 
2018 but has since been revised by the applicant, Leyton 
Clubs, in response to consultation and Lambeth Council 
feedback (October 2018). Figure 3.2 shows an indicative 
visualisation of the scheme as submitted by the applicant.

There are also pre-application discussions between 
the Council and two landowners represented by Urban 
Associates for 300 Norwood Road (land to the rear 
of Texaco) and the site to the west, 15 York Hill. The 
landowners are proposing to redevelop their sites for a 
four storey residential building (16 flats) to the west and a 
three storey B1/D1 building behind the petrol station, on a 
similar footprint to the existing buildings. 

3.6. Area of study  
Figure 3.1 sets out the boundary of the site allocation for 
area known as Site 18 in the Local Plan. The boundary of 
Priority Area 1 for the purposes of this document is shown 
on Figure 3.2 in order to focus on parcels which have 
less of a residential component to them. Redeveloping 
plots which are entirely residential - such as those in the 
southwestern corner (8-20 Lansdowne Hill) and on the 
northern edge (Thanet House, 1-12 York Hill) - are likely 
to require a longer time scale than envisaged for the 
Neighbourhood Plan. 

For the purposes of urban design analysis, it has been 
necessary to consider a wider area than the red line area 
shown here, for context in terms of land use, building 
heights, and circulation. This is labelled in the following 
drawings as the ‘study area’, shown in blue. 
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Figure 3.4 Priority Area 1 boundary (AECOM/NPA)   
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Figure 3.2 Proposals for 6 Lansdowne Hill, source: Leyton Clubs (London) 
Ltd planning application 

Figure 3.3 Visualisation for 6 Lansdowne Hill, source: Leyton 
Clubs (London) Ltd planning application
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