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Setting the scene – WHAT is the Masterplan 
Framework?

This introductory section explains WHAT the Masterplan Framework is 
and provides an outline of the context within which the Framework has 
been prepared. A series of overarching ambitions is established, each 
ĉàʁĴæéÌæʁéĜʁĜĕÖÌéņʁÌʁĤĉʁĤæÖʁ_ĉĘĤæʁ5ĂÒʁsĨ¿ĘĤÖĘʁʥ_5sʦʁ¿ĂÒʁĤæÖʁĘĉûÖʁéĤʁĕû¿ĺĜʁ
in Croydon town centre. In reviewing the Framework’s socio-economic 
context - its socio-economic composition, its young population, its 
cultural creativity, its strategic location, its heritage and its role as a 
pioneer in retail innovation and the experience economy - an overview 
of the particular characteristics of Croydon which will underpin the 
NEQ’s long-term transformation is outlined. The section also contains 
a summary of the feedback received during public and stakeholder 
engagement undertaken during the preparation of the Framework. 
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Energy of 
youth
Croydon is known for its progressive youth 

the borough’s identity. 

Croydon is a young borough with almost a 
ėĨ¿ĘĤÖĘʁʥȻȾ˹ʦʁĉàʁéĤĜʁĕĉĕĨû¿ĤéĉĂʁĨĂÒÖĘʁĤæÖʁ¿áÖʁ
of 19years. It has the largest number of under 
18 year olds compared to other boroughs1. 
 æéĜʁéĜʁĘÖŇʁÖÌĤÖÒʁéĂʁĤæÖʁûĉÌ¿ûʁ¿ĘÖ¿ʁĴéĤæʁĂÖ¿Ęûĺʁ
ȿȹ˹ʁĉàʁĤæÖʁĕĉĕĨû¿ĤéĉĂʁĉàʁĤæÖʁ?¿éĘņʁÖûÒʁ°¿ĘÒʁ
under the age of 34 years. Croydon town 
centre saw most growth in the 25-34 year 
and 35-49 year age categories between 2011 
and 2021.

Alongside a youthful resident population, 
there is also a high concentration of 
students. Many of these students are from 
London South Bank University in Croydon, 
which trains approximately 500 nurses a 
year, and from Croydon College, which is 
attended by over 15,000 students, making 
it one of the country’s largest further and 
higher education providers2. 

1 Croydon Youth Safety Plan, London Borough of Croydon, 2023
2 

OCN London
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Championing young people in the 
NEQ: 

Ignite partnerships and foster inclusion for 
young people. Invite them into the design 
and planning process. Listen to their ideas 
and make sure the masterplan delivers 
what Croydon’s young people want to see. 
Encourage opportunity and growth for young 
people in work, play, wellbeing and housing.

“This isn’t just about 
creating something for 
now, but for generations 
to come.”
From stakeholder interviews

Photos: LCA, URW and LBC

50-64 
years

65+ 
years

Fig 2 Age demographic breakdown (source: ONS, 2021)
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A constant retail 
innovator

VÖĂĂ¿ĘÒĜʋʁ+ĘĉĺÒĉĂʺĜʁņʁĘĜĤʁÒÖĕ¿ĘĤāÖĂĤʁĜĤĉĘÖʋʁ
ņʁĘĜĤʁĉĕÖĂÖÒʁéĂʁȺɁȾȼʁ¿ĂÒʁĕéĉĂÖÖĘÖÒʁĤæÖʁ
concept of experience retail. 

Allders on North End soon followed, opening 
éĂʁȺɁȿȻʊʁ ʁĤæéĘÒʁÒÖĕ¿ĘĤāÖĂĤʁĜĤĉĘÖʋʁ@Ę¿ĂĤĜʁĉàʁ
Croydon, opened on the High Street in 1895 and 
was considered the Harrods of its generation 
during the First World War. The store was said to 
provide all the uniforms for the Royal Air Force 
and was regularly visited by the Royal Family. It 
Ĵ¿Ĝʁ¿ûĜĉʁĤæÖʁņʁĘĜĤʁĜĤĉĘÖʁéĂʁĤæÖʁ¤VʁĤĉʁæ¿ĳÖʁéĤĜʁĉĴĂʁ
generator-supplied electricity. 

Kennards was eventually purchased by a 
Debenhams subsidiary in 1928 and re-branded 
to Debenhams in 1973. The store combined with 
the neighbouring Drummond Shopping Centre 
and a nearby former C&A Store to form the 
new Centrale Shopping Centre which opened 
in 2004. Following in C&A’s wake, Debenhams 
didn’t reopen following the COVID pandemic and 
the space is now a Next Beauty Hall store.

Allders grew rapidly in the latter part of the 
C19th, expanding along North End. The shop 
was sold in 1908 to J. W. Holdron and F. C. 
Bearman who oversaw further growth until it 
was sold again in 1921 to the Lawrence family. 
The North End facade was erected in 1926 and 
éĂʁȺɂȼȻʁ¿Ăʁ¿ĘÌ¿ÒÖʁàĘĉāʁ_ĉĘĤæʁ5ĂÒʁĤĉʁ@ÖĉĘáÖʁ
xĤĘÖÖĤʁĴ¿ĜʁÌĉāĕûÖĤÖÒʊʁ@ĘĉĴĤæʁ¿ĂÒʁÖĹĕ¿ĂĜéĉĂʁ
continued and in the 1960s/70s it had become 
the third-largest department store in the 
UK, after Harrods and Selfridges. The store 
continued to evolve through further ownership 
changes in the decades that followed until its 
eventual closure in 2012.

*ĺʁĤæÖʁȺɂɁȹĜʋʁĘÖĤ¿éûʁÌĉāĕÖĤéĤéĉĂʁàĉĘÌÖÒʁ@Ę¿ĂĤĜʁ
out of business and the store closed its doors in 
1985 and remained empty until 2000.

The Whitgift Centre

HĂʁȺɂȿȾʁʥĨĂÒÖĘʁĤæÖʁĤÖĘāĜʁĉàʁĤæÖʁXĉĂÒĉĂʁ
@ĉĳÖĘĂāÖĂĤʁ ÌĤʁȺɂȿȼʦʁĤæÖʁ+ĉĨĂĤĺʁ*ĉĘĉĨáæʁ
of Croydon was abolished and the area was 
ĤĘ¿ĂĜàÖĘĘÖÒʁĤĉʁ@ĘÖ¿ĤÖĘʁXĉĂÒĉĂʁ¿ĂÒʁÌĉāËéĂÖÒʁ
with the Coulsdon and Purley Urban District 
to form the London Borough of Croydon. The 
°æéĤáéàĤʁxæĉĕĕéĂáʁ+ÖĂĤĘÖʁéĂʁȺɂȿɁʛɀȹʁʥĂĉĴʁ
ĘÖËĨéûĤʦʁĴ¿ĜʁĉĂÖʁĉàʁĤæÖʁņʁĘĜĤʁĜæĉĕĕéĂáʁÌÖĂĤĘÖĜʁĤĉʁ
be constructed in the newly absorbed market 
towns.

 æÖʁĜÖÌĤéĉĂʁĉàʁ@ÖĉĘáÖʁxĤĘÖÖĤʁĤĉʁĤæÖʁÖ¿ĜĤʁĉàʁ
°ÖûûÖĜûÖĺʁtĉ¿ÒʁĴ¿ĜʁĉĂÖʁĉàʁĤæÖʁņʁĘĜĤʁĜéĤÖĜʁĤĉʁ
be developed in the late 1950s as part of the 
+ĉĘĕĉĘ¿ĤéĉĂʺĜʁĳéĜéĉĂʁĉàʁʷ¿ʁāéĂéʛ^¿Ăæ¿ĤĤ¿Ă ʊyʁ
The town centre masterplan included the new 
ring road which, while only ever partially built, 
transformed the leafy Wellesley Road into the 
busy dual carriageway and underpass that 
survives today.

Marshall was directly involved with the 
development of the Whitgift Centre on the site 
of the old Middle School/Trinity School of John 
Whitgift. The school moved between 1965 and 
1968 from its North End site to new premises 
in Shirley Park. The school buildings, including 
ĤæÖʁ*ûĉāņʁÖûÒʁÌÖĂĤĘÖĕéÖÌÖʋʁĴÖĘÖʁÒÖāĉûéĜæÖÒʁ
and the extensive grounds given over to the 
development of what was the largest shopping 
ā¿ûûʁéĂʁ@ĘÖ¿ĤÖĘʁXĉĂÒĉĂʁĨĂĤéûʁȻȹȹɁʊ

Championing innovation at NEQ: 

Create a space for remarkable and ambitious 
ideas that can capture the imagination and 
spark conversations. 

Throughout the design process, listen to 
Croydon’s communities to understand 
and deliver on their hopes and wants for 
the future of their town. Have iterative 
conversations, learn constantly and be 
ŇʁÖĹéËûÖʁĤĉʁĂÖĴʁ¿ĕĕĘĉ¿ÌæÖĜʊʁ

The original shopping centre was designed 
Ëĺʁ?éĤĿĘĉĺʁtĉËéĂĜĉĂʋʁ¿ʁĕĘĉûéņʁÌʁÌĉāāÖĘÌé¿ûʁ
architect, and completed in stages between 
1966 and 1970. The centre was then extensively 
rebuilt in the 1990s to a scheme designed by 
¿ĘÌæéĤÖÌĤĜʁ1¿ĴÖʁ¿ĂÒʁ@ÖÒÒÖĜʁ¿ĂÒʁÌĉĳÖĘÖÒʁËĺʁ¿ʁ
new glass roof. With two storeys of retail and a 
full basement for vehicle access, the complex 
éĂÌûĨÒÖĜʁàĉĨĘʁĉńʁʁÌÖʁĜû¿ËʁËûĉÌøĜʁĉĂʁ°ÖûûÖĜûÖĺʁ
tĉ¿Òʁ¿ĂÒʁĤæÖʁȻȹʛĜĤĉĘÖĺʁĕĉéĂĤʁËûĉÌøʁʥ+ÖĂĤĘÖʁ
 ĉĴÖĘʦʁûĉÌ¿ĤÖÒʁĤĉĴ¿ĘÒĜʁĤæÖʁāéÒÒûÖʁĉàʁĤæÖʁĜéĤÖʊ

Croydon today

Croydon is currently experiencing a second 
ĕæ¿ĜÖʁĉàʁĜéáĂéņʁÌ¿ĂĤʁĘÖÒÖĳÖûĉĕāÖĂĤʁĴæéÌæʁéĜʁ
encouraged by the town centre’s status as a 
^ÖĤĘĉĕĉûéĤ¿Ăʁ+ÖĂĤĘÖʋʁ¿ĂÒʁĤæÖʁéÒÖĂĤéņʁÌ¿ĤéĉĂʁĉàʁ
the Croydon Opportunity Area. The town centre 
now comprises a vibrant mix of historic, post-
war, and modern development accommodating 
a range of residential and commercial uses. 
This includes the recent delivery of Ten Degrees 
ʥÒÖûéĳÖĘÖÒʁËĺʁ@ĘÖĺĜĤ¿ĘʦʋʁĤæÖʁ¿Òô¿ÌÖĂĤʁ5ĂÌû¿ĳÖʁ
ÒÖĳÖûĉĕāÖĂĤʋʁx¿ŃʁĘĉĂʁxėĨ¿ĘÖʁʥÒÖûéĳÖĘÖÒʁ
Ëĺʁ*ÖĘøÖûÖĺʁ@ĘĉĨĕʦʁ¿ĂÒʁsĨÖÖĂĜʁsĨ¿ĘĤÖĘʁʥ¿ʁ
collaboration between HUB and Bridges Fund 
^¿Ă¿áÖāÖĂĤʦʊ

The Forum c. 1970s. 

Photo: Vaughan Pomeroy submitted via Croydon Urban Room
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WHAT 
WHYWHY 
HOW

Framework elements – WHY the Framework is 
like it is

The Masterplan Framework comprises a series of key moves, each 
of which has emerged from an understanding of the issues and 
opportunities presented by the site and its context. This section 
provides an explanation of WHY the framework has emerged in the 
way it has. Some of these framework elements emerge from both 
ĤĉĴĂʛĴéÒÖʁ¿ĂÒʁĜéĤÖʛĜĕÖÌéņʁÌʁéĜĜĨÖĜʊ
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A survey respondent said:

“Allders is the building we admire; 
it looks good and great memories 
too...”

°æéĤáéàĤʁ ûāĜæĉĨĜÖĜʁÌĉĨĘĤĺ¿ĘÒʁʥ@Ę¿ÒÖʁHʁXéĜĤÖÒʦʁʥxĉĨĘÌÖʌʁ æéĜʁéĜʁ+ĘĉĺÒĉĂʦ

q¿ĘéĜæʁ+æĨĘÌæʁĉàʁxĤʁ^éÌæ¿Öûʁ¿ĂÒʁ ûûʁ ĂáÖûʁʥ@Ę¿ÒÖʁHʁXéĜĤÖÒʦ

5ûÖÌĤĘéÌéĤĺʁxæĉĴĘĉĉāĜʁ¿ĂÒʁeńʁʁÌÖĜʁʥ@Ę¿ÒÖʁHHʁXéĜĤÖÒʦ

+ĘĉĺÒĉĂʁ^éĂĜĤÖĘʁʥ@Ę¿ÒÖʁHʁXéĜĤÖÒʦ

Historic buildings which tell Croydon’s story...

The Hospital of the Holy Trinity was founded 
and built in 1596-9 by Archbishop John Whitgift. 
It is a rare example of purpose-built Elizabethan 
Almshouses as well as a rare survivor of Croydon’s 
Ö¿ĘûĺʁæéĜĤĉĘĺʁʛʁĉŃʁÖĘéĂáʁ¿ʁà¿ĜÌéĂ¿ĤéĂáʁáûéāĕĜÖʁĉàʁ¿ʁ
16th century Croydon. John Whitgift Foundation 
carries on Whitgift’s legacy, educating the young, 
caring for the most vulnerable and assisting the 
elderly, in line with the Archbishop John Whitgift’s 
wishes. The Foundation uses the land and assets set 
aside by Whitgift to generate income which is then 
reinvested into the local community.

Restoring and celebrating what is valued
Although not a statutorily listed building, the Allders 
department store is a symbol of Croydon’s retail 
prowess, and the building is much admired by 
Croydoners.  In 2024, URW began construction work 
to bring Allders shopping centre back in to use whilst 
preserving the historic building on North End. In 
2025, new shops and food outlets will start using the 
ûûÒÖĘĜʁĜæĉĕʁàĘĉĂĤĜʋʁĤæÖʁņʁĘĜĤʁĜĤÖĕʁéĂʁĘÖĉĕÖĂéĂáʁ¿ĂÒʁ

celebrating this 150 year old Croydon landmark.

The Electricity Showrooms ¿ĂÒʁeńʁʁÌÖʁËĨéûÒéĂáʁéĜʁ¿ʁ
beautiful example of high-quality civic architecture. 
Designed by Robert Atkinson for the County 
Borough of Croydon in 1942, the building is clad 
in Portland stone and contrasting marbles, with a 
ĕĘĉāéĂÖĂĤʁÌĉĘĂÖĘʁÖĂĤĘ¿ĂÌÖʁ¿ĂÒʁû¿ĘáÖʁáĘĉĨĂÒʁŇʁĉĉĘʁ
windows addressing the street. Many Electricity 
Showrooms were designed to make electricity 
accessible to all, and the civic and welcoming 
quality of the building has allowed it to stand the 
test of time. The building is now home to London 
South Bank University and includes an enterprise 
and business solution centre as well as purpose-
built clinical skills labs.

Important context and views
°æéûĜĤʁĂĉĤʁĴéĤæéĂʁĤæÖʁ_5sʁĤæÖāĜÖûĳÖĜʋʁĤæÖĜÖʁ@Ę¿ÒÖʁ
HʁXéĜĤÖÒʁÌæĨĘÌæÖĜʁ¿ĘÖʁ¿ĘÌæéĤÖÌĤĨĘ¿ûûĺʁĜéáĂéņʁÌ¿ĂĤʁ¿ĂÒʁ
contribute positively to the Croydon townscape. 
Consideration will need to be given to how new 
development responds positively to the setting 
of these historic assets. Important views towards 
¿ĂÒʁàĘĉāʁĤæÖĜÖʁû¿ĂÒā¿ĘøĜʁ¿ĘÖʁéÒÖĂĤéņʁÖÒʁéĂʁĤæÖʁ
Croydon Central Conservation Area Appraisal and 
it will be important to test the townscape impact 
of proposed new development on these and other 
important non-designated views/panoramas.

John Whitgift was enthroned as Archbishop 
of Canterbury in 1583.  As Archbishop, he 
would regularly travel between Lambeth 

This was how he developed his fondness for 
Croydon and noticed the hardships endured 
by the people there.  He decided to leave a 
legacy to the town, building an almshouse 
to look after the poor and needy and a 
school to educate the young.

The North End Quarter and the surrounding streets are home to 
¿ʁĂĨāËÖĘʁĉàʁĂ¿ĤéĉĂ¿ûûĺʁ¿ĂÒʁûĉÌ¿ûûĺʁĜéáĂéņʁÌ¿ĂĤʁæéĜĤĉĘéÌʁËĨéûÒéĂáĜʊʁ
As well as being architecturally important, they also help to tell 
Croydon’s stories and are an integral part of its character. It is 
important that their setting is preserved or enhanced as new 
development and transformation takes place.

A survey respondent said: “The vision needs to 
be there, preserving culture and heritage and 
most importantly the community. What do we 
want the Croydon community to be like and 
stand for?”

Respecting its 
historic past
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In addition to a lack of public spaces, 
there is also a lack of greenery within 
the NEQ. While North End, Dingwall 
Avenue and the public space on 
Poplar Walk have a number of 
existing mature trees, there is limited 
planting elsewhere in the NEQ. While 
trees support a certain degree of 
biodiversity, a greater variety of 
native planting provided in a range 
ĉàʁÒéŃʁÖĘÖĂĤʁĜĕ¿ÌÖĜʁĴĉĨûÒʁæÖûĕʁ
to provide a much richer habitat. 
Planting within new public spaces 
could also help to improve natural 
connections across the urban 
landscape, facilitating movement 
of plants and insects, whilst also 
improving the health and wellbeing 
of those occupying the NEQ.

Existing trees and planting
These photos demonstrate the 
existing planting within the NEQ. 
While trees and bushes help to soften 
certain streets and public spaces, 
the sporadic use of planting along 
the NEQ’s perimeter demonstrates 
that little consideration has been 
given to the potential contribution 
planting can have to the wider 
network of biodiversity within 
Croydon. More joined-up and 
naturalistic planting could help 
to create a more welcoming and 
attractive environment for people 
and wildlife alike.

Fig 22 Existing trees and public green spaces in and around the NEQ

North End Quarter’s public realm is dominated by hard 
ĜĨĘà¿ÌéĂáʊʁ°æéûÖʁĜĉāÖʁĜĤĘÖÖĤĜʁËÖĂÖņʁĤʁàĘĉāʁā¿ĤĨĘÖʁĤĘÖÖĜʁ
providing colour and shade, the NEQ will require enhanced 
greening, biodiversity, sustainable urban drainage and shading 
to become more climate resilient. Existing natural assets should 
be respected and bolstered through a range of interventions 
which respond to and enhance the character of open spaces.

Croydon’s Local Plan’s 
Strategic Objective 
5 calls for new 
development to both 
integrate, respect and 
enhance the borough’s 
natural environment.

Respecting 
and enhancing 
natural assets

Existing green infrastructure
Whilst urban in character, the NEQ does 
have some important green infrastructure 
assets. The pedestrianised part of North 
5ĂÒʁËÖĂÖņʁĤĜʁàĘĉāʁ¿Ăʁ¿ĹéĜʁĉàʁā¿ĤĨĘÖʁ
London Plane trees. Whilst in need 
of ongoing maintenance, these trees 
are an important natural asset for the 
NEQ, particularly given their positions 
in service-free trenches rather than 
planters. Other notable assets include 
planting in the public spaces on Poplar 
Walk and some landscaping elements 
along Wellesley Road.
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WHAT 
WHY 
HOWHOW

Aims and principles – HOW the Framework will be 
delivered

°éĤæʁĤæÖʁøÖĺʁÖûÖāÖĂĤĜʁĉàʁĤæÖʁàĘ¿āÖĴĉĘøʁÒÖņʁĂÖÒʋʁĤæéĜʁĜÖÌĤéĉĂʁĉàʁĤæÖʁ
Masterplan Framework describes HOW the transformation of the 
NEQ will be delivered. Aims and principles relating to movement and 
connections, spaces and places, and uses and activities are outlined. 
The section continues with principles relating to heritage assets and the 
scale of development envisaged. Principles around green infrastructure 
and biodiversity, retention and phasing as well as overarching principles 
relating to sustainability are outlined. These principles provide the 
framework for change and will be used to help assess more detailed 
proposals as they come forward.
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1.2 
WELLESLEY ROAD TO 
NORTH END LINK

Securing an open public east-west 
pedestrian route across the North End 
Quarter is one of the prime objectives of 
its transformation.

There is a level change of approximately 3 
metres between Wellesley Road and North 
End. The form and nature of the east-west 
route will need to address the level change 
between its east and west extents.

In navigating level changes, designs will 
need to balance the tension between step 
free and sloped access and the potentially 
adverse impact on the provision of level, 
¿ÌÌÖĜĜéËûÖʁ¿ĂÒʁŇʁÖĹéËûÖʁĤæĘÖĜæĉûÒĜʁĤĉʁĘÖĤ¿éûʁ
units.

Options will need to be considered as 
more detailed masterplanning studies 
are progressed. A combination of, and/or 
variation on, these options may emerge as 
ĤæÖʁĉĕĤéāĨāʁņʁĂ¿ûʁĜĉûĨĤéĉĂʊ

ʁĘÖņʁĂÖÒʁĜĉûĨĤéĉĂʁĴéûûʁÖāÖĘáÖʁàĉûûĉĴéĂáʁ
more detailed masterplanning and feasibility 
studies. In principle options for how this 
level change might be navigated include the 
following:

1  Ramped
Using ramps to navigate the level change, 
with retail units planned at the same datum 
ûÖĳÖûʁËĨĤʁĴéĤæʁéĂĤÖĘĂ¿ûʁņʁĤʁĉĨĤĜʁÒÖĜéáĂÖÒʁ
around each stepped level.

2 Ramped stepped
Using ramps to navigate the level change 
with standard retail units planned at, and 
accessed from, each stepped level.

3 Steps and lift
The level change is navigated once on the 
route with the use of steps and lifts.

4 Retail gallery
Escalators are used to transition between 
levels at either end of the route, enabling a 
retail gallery at the high level to extend along 
its length.

Fig 28  Concept options for navigating level changes 
across the proposed primary east-west route 

1  Ramped

2 Ramped stepped

3 Steps and lift

4 Retail gallery
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3.2
RESPONDING TO LOCAL CONTEXT

As well as responding to and respecting, 
local heritage and character, development 
should take opportunities to celebrate 
these assets, as well as Croydon’s unique 
identity and social and cultural heritage. 

An example of some of Croydon’s key 
heritage assets and how their respective 
settings could be preserved or enhanced is 
set out below.

St Michael and All Angels Church
The priority issue here will be the opportunity 
ĤĉʁĕĘĉĤÖÌĤʁĤæÖʁĜÖĤĤéĂáʁĉàʁĤæéĜʁ@Ę¿ÒÖʁȺʁXéĜĤÖÒʁ
Building which falls outside the Central 
Croydon Conservation Area. Massing will 
be a key consideration in this location, with 
opportunities to improve the quality of 
streetscape along Poplar Walk and open up 
long range views of the church.

The Hospital of the Holy Trinity (Whitgift 
Hospital, the almshouse)
Views from within the almshouse will be the 
key consideration here. There is already a 
contrast in scales between this two-storey 
16th century structure and the adjacent 
shopping centre. A stepped layering of 
massing with careful consideration of 
overlooking issues will be required. 

Electricity Showrooms
This building enjoys a prominent location 
on Wellesley Road, addressing the corner 
of Dingwall Avenue. The opportunity to 
preserve, re-frame and improve the setting 
of this listed building will be explored, 
respecting prominent views towards it from 
the north.

 æÖʁEĉĜĕéĤ¿ûʁĉàʁĤæÖʁEĉûĺʁ ĘéĂéĤĺʁʥ°æéĤáéàĤʁEĉĜĕéĤ¿ûʋʁĤæÖʁ¿ûāĜæĉĨĜÖʦ

Parish Church of St Michael and All Angel 5ûÖÌĤĘéÌéĤĺʁxæĉĴĘĉĉāĜʁ¿ĂÒʁeńʁʁÌÖĜ
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3.3
CONSIDERING APPROPRIATE 
SCALES FOR BUILDINGS

Croydon town centre is arguably the most 
appropriate location in South London 
for new tall buildings. However, the 
town centre and the NEQ itself has some 
important heritage assets, the setting of 
which should be preserved or enhanced

1 The scale of development along North End 
ĜæĉĨûÒʁĘÖĜĕÖÌĤʁéĤĜʁæéĜĤĉĘéÌʁņʁĂÖĘʁáĘ¿éĂʁÒ¿ĤĨāʊʁ

2 Development should be informed by an 
understanding of the visual impact in views 
to and from the Almshouses, including its 
central courtyard. 

3 Development should be informed by other 
important views of heritage assets in the 
wider area. These include Croydon Minster, St 
Michael and All Angels Church and Electricity 
Showrooms building, all of which are 
statutorily listed. 

4 Taller buildings should have a distinctive 
appearance that is rooted in the character 
and appearance of Croydon.

5 Massing and views analysis and impact 
assessments prepared in support of 
detailed proposals should consider issues 
including skyline composition, coalescence, 
overshadowing, micro-climate impacts 
éĂÌûĨÒéĂáʁĴéĂÒʁÖŃʁÖÌĤĜʋʁ¿ĂÒʁā¿ĤÖĘé¿ûʁĕ¿ûÖĤĤÖʊ

6 The most appropriate location for taller forms 
of development is adjacent to the Wellesley 
Road frontage.

7 Proposed building heights should step down 
towards listed buildings at the north and 
southern ends of the Wellesley Road axis of 
the NEQ.

8 Proposed building heights should also step 
down to respect the traditional high street 
character of North End.

9  æÖʁņʁĂÖĘʁáĘ¿éĂʁÌæ¿Ę¿ÌĤÖĘʁĉàʁĤæÖʁ¿ĘÖ¿ʁĴÖĜĤʁĉàʁ
North End is suitable for a more modest scale 
of development, but noting the scale of the 
ĘÖÌÖĂĤûĺʁÌĉĂĜÖĂĤÖÒʁĜÌæÖāÖʁĉŃʁʁ1ĘĨāāĉĂÒʁ
Road/Keeley Road.

10 Relevant guidance is contained in Historic 
England’s Tall Building Advice Note 4 in 
relation to the design of tall buildings.

Fig 43 Tall buildings: Historic 
England Advice Note 4

Tall Buildings
Historic England Advice Note 4

Fig 44 Building heights and scale in a sensitive heritage context
note: blocks shown on all plans are indicative only.
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4.3
SOCIAL AND COMMUNITY 
INFRASTRUCTURE

Fig 48 Proximity to community facilities
note: blocks shown on all plans are indicative only.

4.3
SOCIAL AND COMMUNITY 
INFRASTRUCTURE

New high-density residential 
neighbourhoods in the NEQ will need to 
be supported by social and community 
infrastructure - most particularly 
health and education, but also libraries, 
childcare, sports centres and community 
centres.

Transformation of the NEQ will...

1 Deliver investments in existing and provide 
new community facilities in line with relative 
levels of additional need resulting from new 
development.

2 Explore and deliver opportunities to active 
áĘĉĨĂÒʁŇʁĉĉĘʁàĘĉĂĤ¿áÖĜʁĴéĤæʁĂÖĴʁÌĉāāĨĂéĤĺʁ
uses where possible.

3 Look for the NEQ masterplan to 
accommodate on-site health facilities to 
serve the needs of new residents, subject to 
engagement with relevant health providers 
and consideration of existing facility capacity.  

4 Support the principle of delivering safe routes 
to local schools serving the new population.

5 Consider the need for education provision 
associated with increased local need 
resulting from new development. Detailed 
testing will be undertaken prior to the run up 
ĤĉʁĜĨËāéĜĜéĉĂʁĉàʁ¿ʁĕû¿ĂĂéĂáʁ¿ĕĕûéÌ¿ĤéĉĂʥĜʦʁĤĉʁ
assess capacity within existing schools to 
determine the need for on-site provision and/
or expansion to existing facilities. 

6 Involve liaison and engagement with higher 
education providers to explore opportunities 
for on-site provision. The Council and URW 
will engage with the relevant organisations at 
the appropriate time.

7 Explore the potential to accommodate more 
informal and third sector community uses.

8 Require the preparation and agreement of a 
Community Plan to scope out, in liaison with 
existing community groups, how services and 
facilities can be improved to meet increased 
demand. This will help to ensure change 
within the NEQ is inclusive and helps create a 
cohesive community spirit and a place that all 
Croydoners feel proud of.
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10A resilient and 
sustainable 
Croydon

Environmental sustainability and carbon 

the NEQ masterplan. A whole life approach 
to carbon should be taken, which will 

adaptation and reuse, as well as to the 
long-term view for buildings going forward 
to maintain resilience in response to the 
changing climate. This means creating 
spaces and buildings that are adaptable 

and future climate models. 

part of this aim:

1 Retention and reuse

2 Whole life carbon and future adaptability

The Masterplan Framework has been designed 
ĤĉʁÖĂ¿ËûÖʁáĉĉÒʁûÖĳÖûĜʁĉàʁŇʁÖĹéËéûéĤĺʁéĂʁĘÖû¿ĤéĉĂʁ
to retention and reuse. The Framework seeks 
to generally work around existing structures. 
Decisions can therefore be made later into the 
NEQ transformation process on the merits of 
retaining or redevelopment individual buildings 
without the Framework being undermined.

More generally, sustainability underpins 
all strands of the Masterplan Framework. 
@ÖĂÖĘ¿ûûĺʋʁĤæÖʁÖĹéĜĤéĂáʁËĨéûĤʁ¿ĜĜÖĤĜʁĴéĤæéĂʁĤæÖʁ
NEQ are currently unsustainable and a radical 
transformation is required for the area to meet 
desirable environmental merit.

With radical and comprehensive change 
comes huge opportunities to think much more 
holistically and ambitiously around sustainable 
design and construction. 

These might include site and area-wide energy 
issues, site and area-wide waste and water 
management opportunities and the modern 
methods of construction.

Fig 65 The Croydon Climate Crisis Commission Report 
provides practical recommendations for 
delivering a step change in Croydon’s transition 
to net zero by 2030.

Fig 66 The Adaptation Action Plan aims to build 
adaptive capacity within the borough, putting 
in place support systems, legislative and policy 
frameworks to increase the resilience of public 
services, development, and local businesses.

Fig 67 Building lifecycle from inception to 
deconstruction, considering all elements of 
carbon generation. The cycle promotes reuse, 
recovery and recycling potential for use in new 
buildings (Source: Hawkins\Brown)

Fig 68 The London Climate Resilience Review sets out 
clear recommendations for improving the living 
standards of Londoners and delivering robust 
infrastructure.
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