
4. Site analysis

4.1. Landownership

Priority Area 1 is in multiple ownership, as shown in Figure 
4.1 and identified from a detailed Land Registry search 
(undertaken as part of this report). 

It is  clear that any intervention in this area will need 
consultation and co-operation from all landowners. A 
robust phasing strategy will be required based on what 
sites can become available by what time. The phasing 
strategy will also need to support ongoing operations for 
various retailers whilst delivering high street interventions 
and other individual sites.  Integration between various 
sites can prove to be challenging and can be ensured by 
developing  a ‘shared’ vision and delivery strategy early on. 

Previous Council studies have already highlighted the fact 
that the fragmented landownership is a major obstacle 
to the comprehensive redevelopment of Priority Area 1. 
However, the difference with the previous studies and the 
current situation is that two of the key landowners are now 
progressing proposals for redevelopment - Leyton Clubs 
Ltd and Juno Asset Management. 

Letters were sent to the landowners to invite them to the 
stakeholder workshop on 3rd October 2018 to discuss 
the emerging options and their aspirations for their sites. 
Figure 4.1 shows those who attended the workshop in their 
capacity as landowners, representatives of landowners - 
or key tenant in the case of B&Q - and indicates the level of 
interest and momentum there now is in revitalising Priority 
Area 1. 

Area behind the west side of High Street 
Under-used and fenced- off areas make up most of the urban fabric in 
this zone. These could be improved considerably by providing a safer 
pedestrian realm

Priority Area 1 workshop, October 2018 
A number of the key landowners and the Council regeneration officer 
attended this event

Stakeholder engagement
As part of this study, AECOM held a workshop on 3rd 
October 2018 for landowners within Priority Area 1, via 
letters for those identified by a Land Registry search and 
via the Council’s regeneration team. The landowners/
representatives of landowners who attended are shown 
on Figure 4.1. Draft options were presented and discussed. 
The key issues raised during the meeting included:

 − Landownership: it was suggested that it would be 
desirable to unite the landowners in Priority Area 1. 
Past attempts to initiate change demonstrate that the 
fragmentation of ownership is a serious barrier. Recent 
failures have left locals frustrated and disinterested. 

 − Texaco petrol station: opinion was divided on its 
redevelopment. However, it is under private ownership 
and informal feedback from participants suggests that 
the landowner has no interest in redevelopment. 

 − Lack of retail and services: the overarching feeling 
was that there is little variety of choice in terms of 
restaurants and shops near Norwood Road.

 − B&Q: the store is currently under-invested because 
of ownership uncertainty but the current landowner 
stated their willingness to engage B&Q have a 14 year 
lease left on the site but have put the property up for sale

 − Attracting businesses: Getting the right infrastructure 
in place is key for any scheme - e.g. higher speed 
broadband. 

 − Incentivise private-sector development: options 
need to be more ambitious to increase unit numbers to 
help viability as well as increase population density and 
vibrancy. 
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Figure 4.1 Priority Area 1: Land ownership    
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4.2. Land use

The wider area is primarily mixed use, and makes up a 
key stretch of West Norwood’s primary shopping area 
as defined in the Local Plan. Priority Area 1 itself on the 
western side of Norwood Road contains a variety of 
retailers and services, ranging from small, independent 
stores to larger, chain stores such as Iceland and B&Q. 

Most of the core shopping area has shops on the ground 
floor and other uses above (mostly residential). The 
buildings on the eastern side of Norwood Road are better 
preserved with historic architecture, and largely intact 
elevations and façades, presenting a coherent and unified 
frontage and townscape. 

The west side of Norwood Road however is interspersed 
with architecture from different periods and more frequent 
service and delivery access lanes, thereby interrupting the 
continuity of the façades. Most shops are small to medium 
sized units with the exception of a large B&Q as a specialist 
offer. Next to the B&Q, a petrol station occupies an area 
equivalent to three shops. Both are considered higher 
value uses. 

The area behind the shops is hard for pedestrians and 
cyclists to navigate, mostly consisting of service areas for 
shops or areas of informal and formal car parking. Further 
west in the area adjacent to the railway line, the York Hill 
residential estate comprises three to six storey blocks 
of flats set amongst communal, green open spaces. The 
estate is separated from the back of shopfronts in Priority 
Area 1 by level differences and walls. 
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304-334 Norwood Road
Mostly small retail units although B&Q is a large 
format store occupying a key position in Priority 
Area 1 

York Hill estate
Residential estate adjacent to Priority Area 1 as 
seen from the B&Q car park 

336-346 Norwood Road 
Mixed-use area with active ground floors 
occupied  by retailers  and residential / offices 
above

Norwood Neighbourhood PlanPriority Area 1

20 AECOM



Restaurants, Cafe’s & 
Take Aways

Real Estate Agency

Vacant

Religious Buildings

Residential

Specialised Services

Food & Groceries

Butcher & Fishmonger

Pharmacy & Drugstore

Specialised Retail

Betting

Surgery

Derelict

Key

© Crown copyright and database rights 2018 Ordnance Survey 0100031673

Figure 4.2 Priority Area 1: ExisistingLand use 
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4.3. Building heights

As with land uses, it is necessary to consider the wider 
area when analysing building heights - this is shown on 
Figure 4.3 on the opposite page. Most buildings in the 
wider area are primarily low to mid rise consisting of one 
to four storey buildings. The dominant height in the wider 
area is three storeys, as seen in the residential terraces. 

The eastern side of Norwood Road is characterised by 
four storey façades with shopfronts on the ground floor 
and residential / office uses above. The western side of 
Norwood Road (i.e. Priority Area 1 itself) is interspersed 
with two storey and three storey buildings, with four 
storeys on the northern edge and the one storey, Texaco 
petrol station as exceptions. Besides the petrol station, a 
one storey unused warehouse building occupies the area 
behind the shopfronts. 

West Norwood High Street - East side
Consistent architecture with four storey high 
façades, retail on ground floor, residential/ 
commercial uses above

Figure 4.4 Priority Area 1: cross-section of existing site to show topography 

York Hill estate
Residential estate adjacent to the western edge 
of Priority Area 1, characterised by four to six 
storey apartment blocks

Norwood Road - West side
Contrasting from the east side, the frontages on 
the west side are formed of a variety of heights

52                                                  50              48                                     45                               43                                  40

Further west of Priority Area 1, the York Hill residential 
estate adjacent to the railway line consists of apartment 
blocks ranging from a maximum of six storeys to a 
minimum of two storeys.

As shown in Figure 4.4 below, the site slopes from west to 
east, with the railway line at the highest point and Norwood 
Road at the lowest. The York Hill estate sits at a 12m high 
datum compared to the shops on Norwood Road.

There is therefore, in design terms, an opportunity to 
consider Priority Area 1 as a site for taller buildings taking 
into account its surroundings and topography.

York Hill estate Priority Area 1 site Norwood 
Road
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Figure 4.3 Priority Area 1: Existing Building heights  
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4.4. Circulation

Figure 4.5 shows the main movement corridors in the 
wider area are the three roads which form the northern, 
eastern and southern boundaries - York Hill, Norwood 
Road and Lansdowne Hill respectively. Norwood Road 
is the major route through West Norwood, connecting 
Priority Area 1 to the West Norwood station and Priority 
Area 2 in the south. 

The residential estate adjacent to the railway line is self-
contained and separate from Priority Area 1 in terms of 
circulation, accessed via the streets to the north and 
south. As explained in the previous section, the levels rise 
from Norwood Road towards the west, with the railway line 
sitting on a high point. This results in severance between 
the residential area in the west and Norwood Road in the 
east. 

In addition to the lack of east-west connections due to 
the topography, there are also constraints to north-south 
movement through Priority Area 1. The B&Q site effectively 
severs the northern part of the site from the southern part 
as it is a large building covering most of its plot. 

In general, the plots within Priority Area 1 are accessed 
by a number of cul-de-sacs leading off York Hill, Norwood 
Road or Lansdowne Hill, leading to an urban environment 
which is hard to navigate and creating numerous areas 
of potential conflict between vehicles, pedestrian and 
cyclists, and different land uses and needs. 

Waylett Place 
The area behind the shops used for servicing 
and parking are under-used and inefficient 
resulting in a poor and unsafe urban 
environment. These are not pedestrian friendly 
and could be considerably improved

Norwood Road
The main road is a two way vehicular street 
serving as a major north-south link for the wider 
area

Car parking 
Waylett Place has a mixture of designated and 
informal parking spaces 

Non-residential Access point

Inner block movement 
Public

Inner block movement
Private & Semi-private 

Residential Access Point

Main movement corridors

Developable Area

Key

Priority Area 1 Boundary
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Figure 4.5 Priority Area 1: Existing Circulation  
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4.5. Constraints

The study area generally lacks quality public realm, good 
connections and infrastructure, despite forming the active 
heart of West Norwood. The western side of Norwood 
Road, incorporating Priority Area 1, is in much need of 
improvement and investment. 

Accessibility and wayfinding is poor in riority Area 1 with 
poor quality and uncoordinated shop frontages and 
architecture, particularly when compared to the more 
coherent east side. The service areas behind the shops 
are poorly organised and maintained, and fragmented, 
adding to the perception of a low quality, unsafe 
environment and image.  

There is a lack of connection to Norwood Road from the 
York Hill estate due to level differences and there are 
other barriers throughout the area - such as walls and 
fences - all serving to create unfriendly ”edge conditions”, 
making it difficult to better integrate Priority Area 1 with its 
surrounding area.

Norwood Road serves as a major north-south vehicular 
link and is often congested - from our site observations 
and as stated in the 2016 Community Evidence Base 
Report - and the narrow pavement on the western side 
creates an unpleasant environment for shoppers. 

Lack of east-west connections
Interface between the York Hill estate and the 
western edge of Priority Area 1 - no through 
route

Norwood Road 
Poor quality frontage on to Norwood Road

Fences and barriers 
Unfriendly “edge conditions” between parking 
areas and adjacent street on Waylett Place

Parking

Under used area

Poor quality streetscape

Poor facade

Rail tracks

Existing links

Wall

Lack of permeability

Bus stop

Busy junction

Developable Area

Study Area
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Figure 4.6 Priority Area 1: Existing Constraints   
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4.6. Opportunities

The study area is a diverse, mixed-use neighbourhood 
which has evolved over a period of time. The study area 
can be characterised as two clusters of different building 
typologies and use: an inward-looking residential western 
half, comprising the York Hill residential estate; and an 
outward-looking eastern half with a mix of uses and 
Norwood Road as its focus. 

Due to topography constraints and existing edge 
conditions, the two sides are not connected and there is 
an opportunity to integrate these two halves and the wider 
area. 

The range of opportunities for Priority Area 1 could vary 
with degrees of intervention and which are set out in 
Chapter 5 in more detail:

 − Redevelopment: there appear to be under-used 
areas which indicate opportunities for redevelopment.  
As shown on Figure 4.7, redevelopment could improve 
the edge conditions together with the potential to 
provide new housing, an improved retail offer and new, 
high quality frontages on the western side of Norwood 
Road. Existing building heights and level differences 
indicate that the development on the western edge 
and within Priority Area 1 itself could be higher than 
existing buildings. This could allow for significant 
provision of new housing on selected sites without 
creating negative edges to the existing urban fabric.

 − Improvements: there are opportunities for 
improvements in connectivity and public realm across 
site.

York Hill residential estate
The estate is mid density with ample open 
spaces and play areas for recreation.

Norwood Road (west) shopfronts
Mix use, active environment with good 
provision of shops and services.

Norwood Road (east) - shopfronts e
Positive urban environment with active 
frontages on ground floor and four storey 
consistent façades, well -preserved.

Quality parks & open spaces

Play area

Potential for improving built form 
& public realm

Good quality public realm 
& streetscape

Potential for improving 
public realm & parking

Active facade/ retail & services

Positive residential facades

Quality buildings & street frontage

Gateway to heart of the town 
centre

Connection to cultural hub 

Potential for new link
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Study Area
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Figure 4.7 Priority Area 1: Existing Opportunities   
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