HOPCROFT AREAS OF SPECIAL LOCAL CHARACTER

INTRODUCTION
The draft HopCroft Neighbourhood Plan includes policies for Areas of Special Local Character which may determine how planning applications will be
dealt with in relation to development within each area. Initially only Honor Oak Park was proposed as an ASLC in the draft Neighbourhood Plan and this
was later expanded to include a scattering of individual streets throughout the HopCroft area. Following an Areas of Special Character research study1
prepared by a local architectural historian, and in response to criteria2 laid down by Lewisham Council, a total of eight further potential Areas of Special
Local Character were identified within the HopCroft Neighbourhood Plan boundary. There are therefore now nine possible ASCLs in total. The research
study not only rationalised the scattering of individual streets into coherent areas of special character, but also provides firm evidence for each area’s
boundary and its’ special features.
For designation of an areas of Special Local Character LB Lewisham officers have advised that, “although the proposed area does not meet the criteria
for designation as a Conservation Area, that it does possess sufficient architectural, townscape and environmental quality which makes it of significant
local value.”2 This is not something that one person can decide however, and therefore your views are needed in order to assist in determining which of
these areas are truly valued locally.
Criteria for designating an Area of Special Local Character
The Local Planning Authority for Lewisham has set down the following criteria for determining whether an area is of significant local value. These criteria
have been adapted from the London Borough of Croydon requirements for Local Areas of Special Character3. In assessing each area within Hopcroft it
was felt that in addition to physical and historic criteria there are also intangible qualities that help to give some areas their special character and these
are more to do with their social, cultural and economic character. These qualities are connected to, and an important factor in, an area’s physical and
historic character. The value of these intangible qualities also deserves protection and enhancement and therefore where they are important to an area
they have also been included as evidence.
The physical and historic evidence should show that each proposed Area of Special Local Character meets one of more of the following criteria:
• The area or group of buildings possess an overall character with identifiable or distinctive architectural features which are worthy of preservation2.

• The area or group of buildings is considered to be a good and well preserved example of a particular style of architecture2
• The area or group of buildings was built as a single development over a short period of time (planned as one development for instance)2
• The area or group of buildings is representative of a good example of a particular style or age of housing2
• It is distinguished from the surrounding area or other parts of the borough which are nearby by the quality or extent of its’ landscape2
• It is distinguished from the surrounding area by the planned layout of its’ road pattern combined with a consistent style of architecture2
The criteria are designed as such to recognise particularly good examples of familiar types of development as opposed to the more outstanding or more
preserved quality required for Conservation Area designation 2.
This report provides a short historic background for each area together with a description of its’ special character. The information for this is taken from
the Draft Report for Local Plan on Areas of Special Character1. There are questions at the end of each area character study to assist the process of
deciding issues relating to it. However there are also several major questions to consider regarding all of the nine areas together.
The purpose of designating and Area of Special Local Character is to give added planning policy protection to an area of significant value. This extra
protection is provided under Policy BE3 of the Draft Hopcroft Neighbourhood Plan. If all nine areas proposed in this report, together with their extensions
to nearby streets, were designated ASLCs, then more than half of the HopCroft land area would be within an ASCL. Does this then devalue the
importance of Areas of Special Local Character? Might it weaken protection for the rest of the HopCroft area? (these would be protected under the less
stringent requirements of Policy BE1 and BE2). Some streets which are not near an ASCL, but are very similar in character, are not given the same
protection because they don’t meet other criteria.
Lastly it is important to weigh up the issue of significance. The LB Croydon is 38 times larger than HopCroft and has 39 Areas of Local Special Character,
some quite small. At that rate the concentration of ASCLs in Hopcroft is 9 times greater than in Croydon (whose criteria are the same as for Lewisham).
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Entire area possibly laid out by Bridge House Estates Committee of the City of London Corporation, built between 1881 and 1910 containing shopping parades, terraced housing,
coach house mews and garages
Displays a uniform style of building all by the same hand; -possibly architect Alexander Henry Kersey (1850-1938)
Comprises:
• Honour Oak Park, a grand 3 storey shopping parade with a mixture of semi-detached houses, short terraces with canted bays and parades in the Norman Shaw style
• The first phase of Stondon Park (nos 92-130 and nos 103-109 opposite) and 130 Brockley Rise built in a coordinated estate design of pairs in the Norman Shaw style
• Short shopping parade across Brockley Rise at nos.1-7 Honor Oak Park displaying on both gable ends, Corporation of London shield-with-sword and the date 1898
• The area of coordinated terraced estate design behind Honor Oak Park largely completed by 1898 comprising;
• Wyleu Street with Victorian Gothic at Nos. 2-30 and at Nos. 1-19 pairs of houses in the Norman Shaw style similar to those in Honor Oak Park
• Lessing Street with romantic version of Norman Shaw’s Wealden style with jettied tile-hung and plaster gables at Nos. 1-31 and contrasting, unusual classical design
at Nos. 2-30 with rows of stone Tuscan columns with pronounced entasis forming porches between bay windows
• Ballina Street, built after 1894 in the classical style with rows of stone Tuscan columns with pronounced entasis forming porches between bay windows
• Grierson Road (east side) - a unified terrace of small bay fronted and gabled cottages of simplified pared down design similar to Honor Oak Park
• Elegant original coach houses with asymmetrical pitched roofs in mews between Grierson Rd, Ballina St and Lessing St, and well-designed new mews housing
Questions:
This area forms a distinctive unified character area displaying shared design characteristics. Should this area be extended to include surrounding areas with different
characteristics that were not built as part of the same scheme; - southward as far as Herchell Road and St. Saviours Church, or eastward to the shopping parade at Nos 58-104
Brockley Rise and the Chandos Pub, or westward to include Honor Oak Park Station and railway cottages at 80-82 Honor Oak Park, or northward to Grierson Road (N) and
Riseldine Road to Courtrai Road including the north side of Stondon Park?

Image Capture: April 2015 ©2017 Google

Imagery ©2017 Google, Map data ©2017 Google

CROFTON PARK
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The area is characterised by 3 storey Edwardian shopping parades and a number of notable landmark buildings. It is also known for it’s mutually reinforcing arts, retail and dining uses
which in this setting, creates an attractive local arts hub. The area of Crofton Park is formed around the location of the original hamlet of Brockley with it’s ancient pub, The Castle (now the
Brockley Jack) and the former Brockley Hall and Farm originally owned by the Noakes family. The area comprises:
•
At the south end, distinguished gabled roofed 3 storey bay-fronted Edwardian parades with red brick on the West side of Brockley Road and yellow stock brick on the East side
•
At the north end, 3 storey Edwardian flat-fronted parades of yellow stock brick on both sides of Brockley Road
•
Listed St. Hilda’s Church (1908) and Hall (1900) designed in the Arts & Crafts Gothic style by Greenaway & Newberry;‘One of the best Edwardian churches in London’ (Historic Engl)
• Crofton Park Station (1892) in the Norman Shaw style is a busy transport hub providing access to the Thameslink line with links to St. Pancras, Luton and Orpington, Sevenoaks
• Listed Crofton Park Library (1905), a Carnegie library by Albert L. Guy; an Edwardian Baroque free style facade with Dutch gable, domed roof and octagonal tower
•
The Brockley Jack Pub and The Jack Studio Theatre (1898), originally the rambling picturesque timber-framed Castle pub, now a large, imposing Dutch gabled, bay fronted
Edwardian pub with a separate theatre entrance leading to a small theatre at the rear hosting established and new plays, comedy, music, a film club and a festival of new plays.
• Listed Rivoli Ballroom, originally the Crofton Park Picture House, it was re-fronted in 1931 and the ballroom was remodelled in the1950s in the exotic Parisian style. This unique
building hosts lively and popular cabarets, tea dances and live music, and has provided a setting for world-famous films as well as photoshoots.
•
Beecroft School (2014) opposite Brockley and Ladywell Cemetery, and replacing two previous primary schools on the site
•
Converted public conveniences at the corner of Brockley Grove, renovated to become an estate agency
•
Marnock Road, an unusual 3 storey Edwardian gabled and bay-fronted terrace of yellow stock brick with decorative red brick and plaster details
This lively and increasingly busy Local Neighbourhood Centre of high community value hosts not only theatre, library and ballroom activities and a number of festivals each year, but also
offers a range of popular places to eat and drink and this adds to the attraction offered by it’s setting.The area boasts food from around the globe, from traditional pub grub to Malaysian,
Indian and Italian cuisine, via jerk chicken and old-fashioned fish and chips. There is also a good pub, -The Brockley Jack, and the London Beer Dispensary as well as Mr. Lawrence Wine
Bar. The area’s high quality historic character and listed buildings are reinforced by its’ cultural and economic character which is highly valued and reinforces this area’s special character.
Questions: Should streets behind the shops be included such as Bertram, Hazeldon and Holdenby Roads and Buckthorne Road? Should Beecroft and Dalrymple Roads and the
footbridge over the railway (rebuilt in 1990) also be included?
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BROCKLEY HILL
Originally developed in 1853 as a single project in order to conserve by means of communal gardens, the remaining eastern end of the ancient Oak of Honor Wood
• A unique layout of an enclosed park surrounded by back gardens and houses, the ornamental park was completed by 1871
• Nearly half of the houses were completed between 1871 and 1898; the pair of listed Italianate houses at No 38 Brockley Rise having been completed in the 1850s
• Most of the rest of the houses surrounding the park were completed before 1920, a few gaps were later filled in during the Inter-war Period
• Brockley Hill Park is still owned by the original Brockley Hill Park Ornamental Garden Trust (the park is now mainly woodland)
• The proposed Brockley Hill Area of Special Local Character is bounded by Lowther Hill (both sides), Brockley View, Duncombe Hill (both sides) and Brockley Rise
• these roads contain a number of good Edwardian houses with Gothic, Venetian and Scottish Baronial details
Questions:
The Brockley Hill area is laid out in a square around a park and conceived as a single project. Should the area be extended northward to include Codrington Hill
(originally part of the scheme) or southward to the top end of Montem Road (not originally part of the scheme) with its’ remarkable double bend, or as far South as
Brockley Park and St. German’s Road despite their patches of post-war redevelopment?
•
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One of Xan Brooks' favourite views of London. 4
Photogaph: Graeme Robertson

BLYTHE HILL FIELDS
Formerly open fields with a brick pit, Blythe Hill Fields park was formed in 1935. The Roman road from London to Lewes runs through the park to join Watling Street. Blythe Hill is a
prominent hill-top park noted for its glorious views over London. It is surrounded by low-rise housing on the lower slopes but this does not intrude on the spectacular 360 deg views
enabling landmarks such as The Shard and Canary Wharf, and on the other side the North Downs, to be seen afar. There are also unimpeded views to nearby local landmarks such as
the hill-top parks of Hilly Fields and One Tree Hill. Blythe Hill Fields and it’s views are protected within the Neighbourhood Plan, constraining local tall building development.
The park has much merit as a downland landscape of grassland with tree planting on the lower slopes and at its’ southeast end. Although it contains a remodelled playground and a
new trim trail, the park is heavily used and lacks public conveniences and a cafe which would bring it up to the standard demanded by its use. A popular festival is held annually which
has grown to occupy the entire central and southern side of the park,- underlining the park’s growth in popularity and it’s need for facilities.
Question:
Blythe Hill Fields is a protected park therefore should it also be recognised and protected as a valuable asset within an ASLC for the quality, impact and extent of it’s landscape? To
what extent is this park’s social and cultural importance of significant value? Should adjoining houses in Montacute Road, Bankhurst Road, Bexhill Road, Stillness Road and Codrington
Hill also be included in this Area of Special Local Character? The park’s 360 deg views are already protected in the proposed Neighbourhood Plan, limiting heights in the surrounding
area.

Image Capture: April 2015 ©2017 Google

Image Capture: April 2015 ©2017 Google

Imagery ©2017 Google, Map data ©2017 Google

BROCKLEY HALL ESTATE
The Edwardian photograph of corn being harvested into sheaves, with the backs of terraced houses in Crofton Park Road behind, shows how near to the present day the
timeless agriculture of rural England survived as an oasis in the middle of Crofton Park. Formed from the rural agricultural fields of Brockley Hall and Farm the Brockley Hall
Estate was built as a single development during the Interwar period and was mostly completed by 1933. After Brockley Hall was demolished the land was sold to Wates
Limited of Norbury. Having trained as furniture makers Arthur and Edward Wates had an appreciation of craft and detail and a concern for design that was a cut above the
average. Their building style of the time was influenced by the Garden Cities’ picturesque cottages of Letchworth and the early houses of Lutyens. The rural character of this
scheme is emphasised by the very long front gardens, rural cottage tile-hung bays and door canopies, swept eaves and on corner buildings, a projecting first floor on pillars
forming entrance porches below. End gables are decorated with arched staircase windows having radiating tile voussoirs capped by gables. The estate was completed as a
entire area of one design formed around the typical cul-de-sac street layout of Garden Cities.
Questions:
Is the Brockley Hall Estate a particularly good example of this type of development? (This estate meets criteria for an ASCL) There are parts of the estate where the original
character has been eroded by removal of tile cladding, poorly formed extensions or infill or by paving of front gardens. Is the area’s character sufficiently intact and is it of
sufficient local value, to merit designation as an Area of Special Local Character?
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EWART ROAD ESTATE
Built as a single estate between 1978-81 to the design of GLC architects under Sir Roger Walters, on land acquired from slum clearance of dilapidated early Victorian dwellings
and workshops, the Ewart Road Estate sits between the Malham Road Industrial Estate (built on the same cleared land) and a grid of Edwardian terraced streets to the North.
The Ewart Road Estate is a very good example of modern low-rise vernacular style building advocated by the Team 10 Group’s manifesto (influenced by Scandinavian architects),
and typifies the change from the high-rise International Modern style that preceded it. The estate is designed around a modified ‘Radburn” layout, -an offshoot of the earlier
Garden City layout, with the yards of double-aspect houses facing common pedestrian spaces. This lends itself to the creation of village greens and walled courtyards within the
pedestrian areas and pathways safe from cars. The housing is formed of 3 storey dwellings -with a diverse mix of flats and maisonettes, all grouped around a village green and a
series of pedestrian courtyards and lanes. Various types of pitched roofs create a series of complex silhouettes and the buildings are all clad in the same Oekley red-brown
Wealden brick, presenting a unified scheme distinguished from its’ surrounding area by its’ planned layout and consistent style of architecture.
The estate is accessed from a series of pedestrian lanes and parking courts and can seem isolated and inward-looking. However the landscaping of courtyards and alleys is
delightful and the central village green has matured into a lovely park with mature trees, grassy mounds and well-maintained shrubs.
A key feature of the Ewart Road Estate is its’ impartial selection of tenants and its’ Tenant Management Co-operative which runs the estate very successfully; an important aspect
of this development’s special social and economic character. It also includes important social assets such as the Ewart Road Clubhouse and a landscaped park.
Question: Is the Ewart Road Estate a particularly good example of this type of development? (The estate otherwise meets other criteria for an ASCL) Should the area be
extended to include the Dalmain School garden and The Pen playground?
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BROCKLEY PARK ESTATE
Built for Lewisham Council, designed by Geoff Wigfall under the Borough Architect Julian Tayler this low-rise estate creates an exceptionally fine hill-top environment of
terraced houses grouped around a communal but private village green. The steeply sloping site allows excellent sunlight and views while also enabling access to every
flat and house without the need for lifts. The scheme, built between 1975-78 is formed around a modified Radburn road layout with the fronts of terraces either facing the
road or the village green. There is a mix of substantial 4 storey timber and brick clad terraces of either flats or larger family town houses with projecting single storey
granny flats. The high quality Derbyshire brick (Staveley) fits in well with the yellow London stock brick of its’ surroundings and the timber facing is stained black. This
scheme also demonstrates and early use of green roofs above the granny flats; a notable exception at the time and possibly only the second in the country in 1978. This
housing of a modern design gives a special character to the much damaged older neighbourhood in St. Germain’s Road and Brockley Park by pulling it together from all
directions and giving it a heart.
Question:
Owen’s Way is slightly detached from the rest of the area, should it be included or excluded? As Brockley Park Estate meets other criteria for an ASLC, is the estate a
particularly good example of this type of development?
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MONTEM ROAD ESTATE
One of the last of its’ generation of low-rise medium density housing schemes for Lewisham Council designed by its’ Borough Architects Department under Julian
Tayler this small housing scheme replaced a row of derelict Victorian houses that had been woefully neglected. Built in 1979-81 and designed by Arthur Carter, the
scheme is laid out in a waving, curving sequence of short terraces creating small landscaped courtyards and parking courts giving the place a very special character.
The three storey flats are humanely proportioned, with simple detailing and carefully integrated within the surrounding housing, matching the heights of neighbouring
properties and the predominantly yellow London stock brick of Montem Road and Ravensbourne Road frontages. At each level flats have a sunlit landing with a
large bay window and in Ravensbourne Road flats are entered from a basement patio carved out of the slope.
Question:
As the Montem Road scheme meets other criteria for an ASLC, is the estate a particularly good example of this type of development?
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SEGAL CLOSE

A scheme of unique and individual self build houses carried out as part of social housing with government housing subsidy, Segal Close was part of the first phase of Lewisham’s
pioneering self-build project in 1976-81. There are seven self-build bungalows situated at the rear of 25-31 Brockley Park and accessed from the road via a pedestrian pathway
and parking area. Walter Segal (1907-85) developed a system of timber framing infilled with composite dry wall boarding thereby avoiding the ‘wet’ construction methods of
bricks and mortar and this was initially used for private self-built housing. The Assistant Borough Architect, Brian Richardson, recommended Segal’s system as an innovative way
for housing families on the council’s waiting list on a shared-ownership tenure basis. This was the first time that tenants had been trained to build their own houses, and it enabled
them to save on labour costs and gain construction skills in the process. The project required the development and approval of an equally innovative government funding formula
to enable the Segal self-build programme. Brockley Park had the opportunity to create its’ own environment; the small single storey houses are concealed from the street frontage
by the entrance carpark and mature planting and is accessed via a narrow footpath. The layout creates an atmosphere that is a delightful mix of the Japanese temple and the
Essex shanty with houses set at slightly different angles. The houses slope down the hillside and are raised on stilts, with covered storage underneath. However it is the
scheme’s social character that give it a unique and outstanding feature. Self-built schemes require close cooperation and support between neighbours who have each contributed
to building the whole scheme together. This lends a tolerant, innovative quality to the place and randomness and adaptability are a part of it’s character.
Question:
The scheme meets criteria for an ASCL. Would restrictive Neighbourhood Plan policies for ASCL’s be suitable for a scheme that relies on it randomness, innovation and self-built
adaptation over time to fit the needs of families living there?
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